AlburyCity Council
Albury Development Control Plan 2010

This page is intentionally left blank

Page i

Contents
1

Introduction to the Development Control Plan ....................................................1-1

2

Information Requirements for Applications .........................................................2-1

3

Development Notification Policy...........................................................................3-1

4

Developer Contributions Plans .............................................................................4-1

5

Tree Preservation ...................................................................................................5-1

6

Planning for Hazards .............................................................................................6-1

7

Heritage Conservation ...........................................................................................7-1

8

Development in the Environmental Zones ...........................................................8-1

9

Development in the Rural Zones...........................................................................9-1

10

Development in the Residential Zones ...............................................................10-1

11

Development in the Commercial Zones .............................................................11-1

12

Development in the Industrial Zones ..................................................................12-1

13

Development in the Recreation Zones ...............................................................13-1

14

Development in the Special Purpose Zones ......................................................14-1

15

Development in the Recreational Waterways Zone ...........................................15-1

16

Outdoor Advertising ............................................................................................16-1

17

Off Street Car Parking..........................................................................................17-1

18

Albury Airport.......................................................................................................18-1

19

Urban Release Areas ...........................................................................................19-1

Page ii

Appendices
A

Information Requirements for Applications

B

Development Notification Policy

C

Other Advertised Development

D

Section 79C Matters for Consideration

E

Ettamogah Development Plan

F

Hamilton Valley Design Guidelines

G

Kremur Street Development Plan

H

Extract from the Environmental and Health Protection Guidelines on-site
Sewage Management for Single Households

I

Recommended Tree Species

J

Policy – Contaminated and Potentially Contaminated Land

K

Albury Industrial Hub Master Plan

L

Albury Local Environmental Plan 2010 - Text Document

M

Albury Local Environmental Plan 2010 – Mapping

N

Charles Sturt University – Albury CBD Development Control Plan 2010

O

219 Corrys Road, Thurgoona (Ex Stargazer Site) Development Control Plan

P

East Albury Industrial Precinct Master Plan

Page iii

Albury DCP 2010

1

INTRODUCTION TO THE DEVELOPMENT CONTROL PLAN
1.1

Name of this Plan........................................................................................................ 1-3

1.2

Land to which this Plan applies .................................................................................. 1-3

1.3

Date of Commencement ............................................................................................. 1-3

1.4

Relationship to other Plans and Policies .................................................................... 1-3

1.5

Aims of this Plan ......................................................................................................... 1-3

1.6

Structure of this Plan .................................................................................................. 1-4

1.7

Development ............................................................................................................... 1-5

1.8

1.7.1

Development Permitted Without Consent ...................................................... 1-5

1.7.2

Development Permitted With Consent ........................................................... 1-6

1.7.3

Prohibited Development ................................................................................. 1-7

Biodiversity Certification ............................................................................................. 1-8

Page 1-1

Albury DCP 2010

This page is intentionally left blank

Page 1-2

Albury DCP 2010

1

INTRODUCTION TO THE DEVELOPMENT CONTROL PLAN
1.1

NAME OF THIS PLAN
This Plan is called the Albury Development Control Plan 2010 (DCP).

1.2

LAND TO WHICH THIS PLAN APPLIES
This DCP applies to all land within the Local Government Area (LGA) of Albury.

1.3

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

1.4

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:

1.5

•

Consideration of Applications;

•

Guidelines for Living in Rural Areas;

•

Commercial Development;

•

Industrial Development;

•

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;

•

ensure that developments are economically, socially and environmentally
sustainable and contribute to the quality of the natural and built environments;

•

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.

1.6

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.
1.7

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

•

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.
1.7.2

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.
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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.
1.7.3

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.
1.8

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),

•

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),

•

Hickory Wattle (Acacia Implexa),

•

Silver Wattle (Acacia Dealbata),

•

Kurrajong (Brachychiton Populneus),
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•

Black-anther Flax-lily (Dianella Revolute),

•

Bluebell (Wahlenbergia spp.),

•

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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INFORMATION REQUIREMENTS FOR APPLICATIONS
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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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DEVELOPMENT NOTIFICATION POLICY

Page 3-1

Albury DCP 2010

This page is intentionally left blank

Page 3-2

Albury DCP 2010

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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DEVELOPER CONTRIBUTIONS PLANS
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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.

ii.

The Albury Section 94 Development Servicing Plan, 2005 (as amended) comprises
the following component plans.
•
Strategy Plan – Water Management.
•
Strategy Plan – Open Space and Recreation.
•
Strategy Plan – Community.
•
Strategy Plan – Roads, Traffic and Transport.
•
Strategy Plan – Car Parks.
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

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.

5.2

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.

ii.

Clause 5.9 of the LEP and this Section applies to all trees over 4.5 metres in

iii.

An application for the Council’s approval must be accompanied by an

height and 3 metres in spread.
appropriately qualified specialist (i.e. Arborist) report outlining the following
information:
•

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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•

The purpose of removal and whether the pruning of the tree would be

•

Whether a replacement tree or trees should be planted.

•

The location, size and species of any trees proposed to replace those

a more practical and desirable alternative.

intended for removal.
•

The owners consent to the application being lodged.

•

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.
5.3

GUIDELINES FOR THE PROTECTION OF TREES DURING CONSTRUCTION
Objectives
1.

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

Controls
i.

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.

ii.

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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iii.

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

iv.

Avoid the spillage of chemicals, oil, fuel, detergent and other contaminants.

v.

Provide access to trees for the purposes of maintenance and irrigation.

moisture.

5.4

SELECTION AND SITING OF TREES
Objectives
1.

To ensure that any new development enhances its surroundings.

2.

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

3.

To reinforce the gateways into Albury.

4.

To contribute to the liveability of Albury.

Controls
i.

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 I 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.
5.5

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
1.

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

ii.

iii.

iv.

All development applications within 400m of the Murray River must
demonstrate that the development has been designed to avoid the removal of
native vegetation.
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.
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.
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.
5.6

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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6

PLANNING FOR HAZARDS
6.1

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, onsite 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.

6.2

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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6.2.1

Flood Referral Areas
Objectives
1.

To

ensure

consideration

of

the

appropriateness

of

certain

development types within identified Flood Referral Areas.
2.

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
i.

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.

ii.

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.

iii.

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).

iv.

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.

v.

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

vi.

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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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.

6.3

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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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.

6.3.2

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

•

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.
6.3.3

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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6.3.4

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.

6.4

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

•

A defendable space is located around buildings.

•

Appropriate separation between a hazard and buildings which, in

exposure to a bushfire.

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.

•

Measures, including fuel loads in the Asset Protection Zone (APZ),
are established.

•

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

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.

ii.

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

iii.

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.

iv.

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

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

•

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:
•

A school.

•

A child care centre.

•

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

•

A hotel, motel or other tourist accommodation.

•

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

•

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.

v.

•

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:
•

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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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.
7.2

OBJECTIVES
The general objectives of Albury’s heritage controls are:
1.

To identify heritage buildings and areas within Albury, and encourage the

2.

To maintain and enhance the overall streetscape and environmental quality of

conservation and enhancement of these items.
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

8.

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

and respectful of the values of the heritage sites.
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.

7.3

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

ii.

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

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.

•

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.
7.4.2

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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iv.

Whether any stylistic, horticultural or archaeological features of the

v.

Whether the building or work constitutes a danger to the users or

building or work or its setting should be retained.
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.

7.4.3

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
i.

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.

ii.

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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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 Item or
area; and

•

is likely to facilitate the sympathetic redevelopment of the
remainder of the heritage item, building or work.

7.4.4

Subdivision
Objectives
1.

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

Controls
i.

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.

ii.

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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•

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:

7.4.5

•

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.

7.4.6

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

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

C2

Botanic Gardens Conservation Area.

C3

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

C4

St Davids Conservation Area.

C5

David Street (South) Conservation Area.

C6

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

C7

Forrest Hill Estate Conservation Area.

C8

Hanel Street Conservation Area.

C9

Kenilworth Street Conservation Area.

C10

Monument Hill Parklands Conservation Area.

C11

Mount Street Conservation Area.

C12

St Patricks Conservation Area.

C13

Railway Conservation Area.

C14

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

C15

Swift Street Conservation Area.

C16

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:
1.

Albury High School.

2.

Crisp Street.

3.

David Street (North).

4.

George Street.

5.

Guinea Street.

6.

Jones Street.

7.

Wyse Street.

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.

ii.

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 matureaged 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.

iii.

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
ii.

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

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)
vi.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vii.

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).

viii.

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 Elm 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 street there is a cluster of palms and a desert ash which
are dominated by a single cotton palm. This provides an effective backdrop to
the dead end, as well as, a link to the pedestrian way along Bungambrawatha
Creek.
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Unfortunately, there are a number of high brick front fences within the precinct
which detract from the heritage significance of this area. Furthermore, the
colour scheme of the units located at 564 Thurgoona Street also detracts from
the significance of this precinct. Heritage and interpretive values would be
enhanced by the removal and replacement of high fences with more
sympathetic fence types, as well as, the reinforcement of more appropriate
colour schemes.
C3 - 2. Englehardt Street Precinct
The area contains a good example of single storey central Albury cottages
dating from the 1880s, displaying various architectural styles. The eastern end
of the street was subdivided in 1888 and began to be developed from that
time. In particular house numbers 582-606 Englehardt are a relatively intact
group, with some mature gardens. This group displays a good relationship
with the nearby creek.
Whilst the precinct displays character, the area has become an extension of
the nearby commercial area with the conversion of dwellings to professional
chambers. This has seen a number of dwellings being renovated generally in
sympathy with the original character and scale of the locality.
Unfortunately, a number of intrusive elements have emerged in this area,
including the erection of a large sign on a gable element at 588 Stanley Street,
severely detracting from the appearance of this precinct. Furthermore, two
vacated properties at 552-554 Stanley could be the subject of development
pressures through the possible re-development of these sites. Any redevelopment of these sites shall have particular regard to the heritage
significance of the area.
C3 - 3. Wilcox Street Precinct
This precinct is residential in character displaying streetscape and landscape
values. The original subdivision, which dates from the 1880s, provides all the
properties within this precinct with rear lane access. A feature of these rear
lanes include some remaining red brick outhouses with curved corrugated iron
roofs, which predate the sewer system of the central area of Albury.
Whilst there are a number of intrusive elements within the precinct, including
the colour scheme of the old corner store in Thurgoona Street and residential
flat buildings in Stanley Street, the precinct still provides a good variety of
housing styles, materials and form. Of particular interest are the small
cottages in Thurgoona Street which are set well back from the front boundary.
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Objectives
1.

To conserve and enhance the existing residential streetscapes by
ensuring any new development respects the existing low scale
character and complements the architectural features of adjoining
buildings.

2.

To preserve significant landscape features within 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.

Setbacks
ii.

Minimum setbacks for new buildings will be determined by a line
drawn between adjoining buildings.

Advertising Structures
iii.

Advertising Structures shall generally not be erected without the
consent of the Council. The Council will have regard to the impact of
an advertising structure on the precinct and/or an item of the
environmental heritage.
More detailed advertising controls are contained within Part 16 of this
DCP, which relates to Outdoor Advertising.

Car Parking
iv.

Car parking required as a result of development within the areas shall
be provided behind the main building alignment. Parking areas and
access driveways should be visually discreet.
Refer also to Part 17 of this DCP, which relates to Off Street Car
Parking.

Renovation/Infill Development
v.

New development, including extensions, should complement the
existing by matching building materials, scale and proportions.
Development, particularly when viewed from the street shall be
compatible with the character and scale of the buildings in the
immediate vicinity.
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Front Fences (forward of the building line)
vi.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vii.

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).

viii.

Minimum distance between piers – 2.4m.
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7.5.4

C4 - St David’s Conservation Area

Character
This is a small precinct located at the corner of Olive and Wilson Streets. It
contains three heritage items, namely St David’s Church (1906), Church Hall
(1905) and Manse (1924).
The church and church hall are excellent examples of their respective styles,
and together with the two storey manse, form an exceptional group. The
precinct also provides significant streetscape values.
Objectives
1.

To conserve and enhance the existing church precinct and to ensure
any development within the vicinity of the area complements the scale
and appearance of the area.

2.

To encourage continued use of the buildings for church, public or
community related uses.
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Controls
Renovation/Infill Development
i.

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

Streetscape/Development within the Vicinity of the Area
ii.

Particular regard will be had to any development within the vicinity of
this precinct, especially in relation to building height, bulk and scale.
Development when viewed from the street shall be compatible with
the character and scale of buildings within the precinct.
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7.5.5

C5 - David Street Conservation Area

Character
This small residential area contains a relatively intact group of dwellings dating
from the 1880s to the 1920s. It displays significant streetscape qualities and
landscape elements.
The Western side of David Street contains a group of houses (403-411) that
form a cohesive element with consistent quality and regularity of building style
and materials. The corner site (419) is also particularly important given its
location to the former highway and the adjoining dwelling at 415 has been
sympathetically renovated and converted into a commercial businesses. The
houses on this side effectively screen the cheese factory located behind them.
On the Eastern side of David Street, the houses are older and display a
greater variety of styles and materials. Also located within this precinct are
excellent examples of modern sympathetic infill buildings, including two dual
occupancy developments at 418 and 412 David Street and a multi-dwelling
housing development at 402 David Street.
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Objectives
1.

To conserve and enhance the existing residential streetscape of this
area.

2.

To ensure new development in the vicinity of the area respects the
existing scale of the locality.

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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street shall be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences that are erected to a height

vi.

Where a fence is proposed above this height, it must not exceed a

not greater than 1.2 metres are preferred,
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),
vii.

Minimum distance between piers – 2.4m.
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7.5.6

C6 - Dean Street Conservation Area

Character
The Dean Street Conservation Area comprises two precincts:
1.

Dean Street.

2.

St Matthews.

C6 - 1. Dean Street
The Dean Street precinct is commercial in character, containing shops and
offices located between Macauley Street and Wodonga Place. The area
contains over 20 significant heritage items including the Court House, the
former Albury Council Chambers (now used as the Regional Art Gallery) and
Burrows House. The most prominent buildings are located around the three
Dean Street intersections of David, Olive and Kiewa Street.
The field work undertaken has identified that much of the character of the
precinct is located above the awning level. Whilst many premises have
modern shop frontages at the street level, many buildings have not been
altered at the first floor level.
While this precinct contains mainly two storey buildings, the streetscape is
punctuated by a number of spires, namely the CML Building, T&G Building,
the Post Office and the New Albury Hotel.
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Also located within this precinct is a civic square known as Queen Elizabeth II
Square (QEII Square). This provides a focus for the central business district
and acts as a meeting place and rest area within the City Centre.
Located at the corner of Swift and Olive Streets, are two remaining heritage
items namely the Methodist Church (1875), and the Church Hall (1965 and
1925). The Manse (1906) was demolished in 1993 as part of the
redevelopment of the site for Police purposes. This is an important corner site
close to the City Centre, which provides not only important heritage values but
streetscape values as well.
Other highlights of the precinct include the Western vista which leads all the
way to the Monument.
C6 - 2. St Matthews
This is a small precinct that contains two important items of Albury’s heritage,
St Matthews Church and Rectory.
The church comprises three sections. (1) The smaller gabled West Wall
containing a Norman-style doorway with three lancet windows above, are
constructed of Albury gneiss from Western Hill. This and the tower base are
part of the original plan designed by Edmund Blacket in 1857. (2) The Gothic
Revival transepts, chancel and vestries were designed by William Boles in
1875 and joined Blacket’s nave. They were made of Rocky Hill granite from
near One Tree Hill and Table Top sandstone for dressings. (3) The tower,
spire, nave roof and larger gabled West Wall were designed by Ian O’Connor
for the restoration of St Matthews (completed in 1994) following a devastating
fire in 1992. This work included widening Blacket’s nave while seeking to fulfil
his original design. The stained-glass windows are by Kevin Little.
This building has a good relationship with the neighbouring rectory, which is of
Victorian Gothic design. The two contribute significantly to the precinct and
adjoining streetscape. The rear of the precinct opens out onto the adjacent
QEII Square.
The precinct is also punctuated on either side by the Post Office and
Belbridge Hague buildings that are both built to the front boundary, and are of
similar scale. In particular the red brick side wall of the Belbridge Hague
building provides a sympathetic backdrop to the rectory (1869-1870).
The adjoining Belbridge Hague building was originally an Oddfellows Hall
opened in 1874.

Page 7-27

Albury DCP 2010

Objectives
1.

To conserve and enhance the existing commercial streetscape of the
Dean Street precinct, especially above the awning level. Any new
development should match the scale and complement the features of
adjoining buildings.

2.

To conserve and enhance the existing church precincts and to ensure
any development within the vicinity of these precincts complements
the scale and appearance of the precinct.

3.

Original features such as balconies, verandahs and windows, should,
where possible and appropriate, be reinstated.

4.

Painting of buildings in appropriate colour schemes should also be
encouraged.

Controls
Building Height
i.

A building shall not be erected to a height greater than 4 storeys
within the area unless Council is satisfied the building will not
unnecessarily or unreasonably intrude upon the area or on a heritage
item.
Refer also to Part 11 of this DCP, which relates to Development in
Commercial Zones, in particular, building height and floor space ratio
controls. Where there is an inconsistency between this Part and Part
11 of this DCP, applying to the same land, then Part 11 shall prevail.

ii.

Decorative towers, spires etc may be erected if they will complement
the streetscape.

iii.

All development within the Dean Street Conservation Area will be
subject to Council being satisfied that the building will enhance, and
not unduly intrude upon:
•

Nearby heritage items.

•

The existing character of other buildings in the locality.

•

Significant streetscapes or vistas.

•

Public amenity and convenience.

Advertising Structures
iv.

Certain advertisements do not require the Council’s consent. Refer to
Clause 3.1 and Schedule 2 of the LEP and Part 16 of this DCP, which
relates to Outdoor Advertising. All other advertisements shall not be
erected without the consent of the Council.
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.
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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.
v.

Advertising structures shall not be erected above an awning unless
the Council is satisfied that the sign will not unnecessarily or
unreasonably intrude upon the precinct; or obstruct architectural
features of a heritage item.
More detailed advertising controls are contained within Part 16 of this
DCP, which relates to Outdoor Advertising.

vi.

If an advertising structure is to be attached to a building, the plans
accompanying the application should provide elevations of the
building showing windows, verandahs, awnings or other major
architectural features in relation to the sign.

Building Colours
vii.

Consideration shall be given to building colours to ensure that new
developments, restorations and renovations enhance the character of
the area.

Maintenance and landscaping
viii.

Works carried out within Queen Elizabeth II Square should be
generally in accordance with any applicable endorsed Masterplan or
Council Policy relevant at the time. This includes minor works, long
term maintenance and future development within the area.

Streetscape
ix.

Development particularly when viewed from the street should be
compatible with the character and scale of building in the immediate
vicinity.

Development within the Vicinity of the Precinct
x.

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

Renovation/Infill Development
xi.

New development, including extensions to a building, should
complement the existing by matching or suitably contrasting materials,
scale and proportions.
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7.5.7

C7 - Forrest Hill Conservation Area

Character
Albury’s first “high class residential subdivision” was developed by the
Stedman and Griffith families. Features of the subdivision layout include the
“orientation of blocks to take advantage of the slopes to provide drainage,
views and interesting vistas and the lack of rear lane ways to eliminate the
likelihood of the estate being marred by untidy lanes”.
The Forrest Hill area is an excellent, intact residential estate dating from the
1920s to 1930s. The estate was first laid out in 1928. It has mature gardens
and street trees, and very little intrusion or modification. While it contains a
variety of styles of architectural and streetscape interest, there is a similarity of
building materials, setbacks and landscaping elements. The houses are
mainly single storey, however there are a number of two storey buildings
scattered throughout the area, including the original house at 730 Fellowes
Crescent which dates from the 1870s.
The area is considered to be at least as significant as Braddon (ACT) which is
on the Register of the National Estate. The Physical Evidence Report of the
Albury Central Heritage Study states that “this is perhaps Albury’s finest
example of a development that expressed very plainly the values of an
architecturally distinctive era”.
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Objectives
1.

To conserve and enhance the existing residential streetscapes by
ensuring new development respects the existing low scale and
complements architectural features of the area.

2.

To undertake an architectural assessment of the area to determine
the comparative importance of the estate.

3.

To preserve significant landscape elements.

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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vi.

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),

vii.

Minimum distance between piers – 2.4m.
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7.5.8

C8 - Hanel Street Conservation Area

Character
The Hanel Street area comprises a variety of dwelling styles which date from
1885 to the 1920s. Included within the area are examples of classic late
Victorian style, Queen Anne style and more modest timber clapboard
residences. Also located at the corner of Rau and Hanel Streets is a
renovated corner store converted for residential purposes, and an original cast
iron post box.
The precinct is residential in character and contains a number of heritage
items which have both architectural and streetscape importance. Also within
the area are a number of important landscape elements including Canary
Date and Cotton Palms, mature private gardens and intact street trees.
Throughout the precinct are a number of good examples of infill development,
which maintain and contribute to the significance of the area. Unfortunately,
however a number of established residential flat buildings within the precinct,
as well as, a number of intrusive elements throughout detract from the areas
overall heritage significance. These elements are not to be replicated and
where possible removed through redevelopment activities.
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Objectives
1.

To conserve and enhance the existing residential streetscape by
ensuring new development respects the existing low scale and
complements architectural features of adjoining buildings.

2.

To minimise the impact of future proposed road works on the
remainder of the area.

3.

To remove where possible intrusive elements within the area through
redevelopment.

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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences are preferred, consistent
with existing similar structures in the surrounding area.

vi.

Fences must not be erected to a height greater than 1.2 metres
unless, where a fence is proposed above this height, must not exceed
a maximum height of 1.6m and must 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,

vii.

Minimum distance between piers – 2.4m.
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7.5.9

C9 - Kenilworth Street Conservation Area

Character
The Kenilworth Street area has been identified for its landscape values and for
the group of houses (347-381) located on the south side of the street. Dating
from the 1920s, these dwellings are predominantly red brick with corrugated
iron roofs. The front facade of No. 369 Kenilworth has however been
unsympathetically painted, which breaks up the cohesion of the group.
There are a number of established gardens and original brick fences within
the precinct. Also of importance is the corner store located at the South
Eastern corner of Kenilworth and Schubach Streets.
It is further noted that the Western end of the street has been closed due to
the construction of the Albury Wodonga Hume Freeway.
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Objectives
1.

To conserve and enhance the existing residential streetscapes by
ensuring new development respects the existing low scale domestic
character and complements architectural features of adjoining
buildings.

2.

To minimise the impact of future proposed road works on the
remainder 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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vi.

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),

vii.

Minimum distance between piers – 2.4m.
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7.5.10 C10 - Monument Hill Parklands Conservation Area

Character
The Landscape Analysis Report of the Albury Central Heritage Study
describes in some detail the character and importance of the Monument Hills
Conservation Area. The area displays special landscape character with
varying degrees of scenic quality. It comprises a number or precincts, namely:
1.

The Obelisk Area.

2.

The Natural Parkland.

3.

Roper Street Linkage.

4.

Memorial Bowl Area.

5.

Dean Street Pathway.

A number of heritage items are located within the area including Greer’s wine
cellar excavation (1847), the monument obelisk (1925), the memorial bowl
(1954) and a number of significant trees including the palm grove at the
western end of Dean Street.
(For more details relating to the Monument Hill Area and its various precincts,
refer to the Monument Hills Parklands Study prepared for the Council by Alan
Grant and Associates and Bruce Mackenzie and Associates). Copies of which
may be inspected at Council offices.
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Objectives
1.

To conserve and enhance the environs of the precinct, as well as, the
original design intent of the Grand Avenue extending from Dean
Street to the Monument.

2.

To integrate the Monument Hill precinct with the riverside parks area
and the City Centre.

3.

To preserve significant landscape elements within the precinct.

4.

To have regard to views of the Monument, as well as, views from the
Hill and Memorial Bowl Area onto the City environs below.

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.

Renovation/Infill Development
ii.

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

Landscaping
iii.

Landscaping should only be carried out in accordance with an
approved landscape master plan for the area.

Car Parking
iv.

Car parking areas should be visually discreet, and judiciously
landscaped.
Refer also to Part 17 of this DCP, which relates to Off Street Car
Parking.

Advertising Structures
v.

Advertising structures other than directional and/or information signs
will not be approved within the precinct. Council may however
consider temporary advertising that may result from future use of the
Memorial Bowl area, where Council is satisfied the temporary sign will
not unreasonably or unnecessarily intrude upon the precinct or a
heritage item.
Refer also to Part 16 of this DCP, which relates to Outdoor
Advertising.
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Front Fences (forward of the building line)
vi.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vii.

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),

viii.

Minimum distance between piers – 2.4m.

Page 7-38

Albury DCP 2010

7.5.11 C11 - Mount Street Conservation Area

Character
The Mount Street conservation area is located between Downside and Milro
Streets and has been identified for its streetscape qualities. The precinct is
residential in character containing excellent examples of 1930s - 1940s
housing with very little modifications to the buildings. The mature street trees
are also of significance, forming a tunnel like effect upon entering the precinct,
particularly from the Eastern end.
The housing in this area is predominantly red brick with corrugated iron
roofing. A few houses (316) have feature brickwork which enhances the front
facades and contribute to the streetscape. There are also a number of original
front fences.
Objectives
1.

To conserve and enhance the existing residential streetscape by
ensuring new development respects the existing low scale domestic
character and complements architectural features of adjoining
buildings.

2.

To preserve significant landscape elements within the area.
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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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vi.

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),

vii.

Minimum distance between piers – 2.4m.
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7.5.12 C12 - St Patricks Conservation Area

Character
This area contains an important group of church related buildings including St
Patricks Church, Hall and Presbytery, School buildings (including the
sympathetic conversion of 499 Smollett Street to a commercial office),
Monastery and a Convent.
The area is of considerable architectural interest, as well as, displaying
significant streetscape values. The major element is the large stone Gothic
Revival style church (1870-1872) located at the south western corner of
Smollett and Olive Street. An impressive feature of this building is the tower
with its terminating cupola and arched belfry.
Also of significance is a Moreton Bay Fig tree located within the school
grounds. This is a very old, large tree which is in need of regular maintenance,
the cost of which is currently met by the school. Given the significance of the
tree, the maintenance issue warrants further investigation.
Objectives
1.

To conserve and enhance the existing church precinct and ensuring
any new development within the vicinity of the precinct complements
the scale and appearance of the precinct.

2.

To preserve significant landscape elements within the area.

3.

To investigate, avenues for funding for the on-going maintenance and
care of the Moreton Bay Fig.
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Controls
Renovation/Infill Development
i.

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

Streetscape/Development within the Vicinity
ii.

Particular regard will be had to any development within the vicinity of
this precinct, especially in relation to building height, bulk and scale.
Development when viewed from the street should be compatible with
the character and scale of buildings within the precinct.

Notation
Refer also to Part 11 of this DCP, which relates to Development in
Commercial Zones, in particular, building height and floor space ratio controls.
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7.5.13 C13 - Railway Conservation Area

Character
The Railway Area contains a variety of building styles and functions. There
are a number of heritage items within the area including bridges, a flour mill, a
number of houses, the magnificent Railway Station and ancillary railway
buildings such as the signal box and storage sheds.
The area is bounded to the West by the Young Street (former Hume Highway)
and to the East by the Albury Wodonga Hume Freeway. Two prominent
features of the precinct are the tower of the Railway Station and the silos of
Bunge Mill.
The railway station was built in Victorian Italianate style, designed by John
Whitton, Chief Engineer for the NSW Railways in 1880 and opened in 1883.
He also designed the railway houses in Young Street recently restored by
John Potter. The main platform (1494 feet) is reputed to be the longest
covered platform in the Southern Hemisphere.
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Objectives
1.

To conserve and enhance the existing built forms by ensuring any
new development is in scale and character with adjacent heritage
items.

2.

To retain and enhance the vista and streetscape values of the Railway
Station by restricting future development between that building and
the former highway road reserve.

3.

To ensure that advertising structures are not erected on or near
heritage buildings.

Controls
Building Height
i.

Due to the diversity of scale within the precinct, building heights in
relation to new structures will be determined having regard to the
scale and proximity of individual heritage items within the precinct.
Refer also to Part 11 of this DCP, which relates to Development in
Commercial Zones, in particular, building height and floor space ratio
controls. Where there is an inconsistency between this Part and Part
11 of this DCP, applying to the same land, then Part 11 shall prevail.

Advertising Structures including Billboards
ii.

Advertising structures shall not be erected without the consent of the
Council. The Council will have regard to the impact of an advertising
structure on the precinct, including the impact on views of major
elements within the precinct from outside of the precinct. Structures
that aim to advertise to persons or motorists using the Albury
Wodonga

Hume

Freeway

will

not

be

permitted.

Refer also to Part 16 of this DCP, which relates to Outdoor
Advertising.
Renovation/Infill Development
iii.

New development, including extensions to a building, should
complement the existing by matching building materials, scale and
proportions.
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7.5.14 C14 - South Albury Conservation Area

Character
This area is residential in character, and contains a representative example of
modest houses including workers cottages dating from the 1870s - 1890s. The
houses display a variety of styles, building materials, and colour schemes.
They are also in varying states of repair.
The only heritage item within this precinct is located on the western side of
Charles Street, which contains a group of houses (355-369) that provide a
cohesive element with consistent regularity of building style and materials.
Important streetscape elements of the precinct include building form, height
and bulk, some front fences and the street trees.
A feature of the original Charles Street subdivision is the rear lane access
provided to all dwellings.
Objectives
1.

To conserve and enhance the existing residential streetscapes by
ensuring new development respects the existing low scale and
complements architectural features of adjoining buildings.

2.

To preserve significant landscape elements within the precinct.
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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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

vi.

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),

vii.

Minimum distance between piers – 2.4m.

Page 7-46

Albury DCP 2010

7.5.15 C15 - Swift Street Conservation Area

Character
This is a small precinct located either side of the Northern intersection of Swift
and David Streets. Whilst the buildings located within this precinct are
residential in character, they have all been recycled for commercial purposes.
The buildings date from the 1890s and display streetscape qualities relating to
scale and form. The renovations which have occurred in the past vary in their
impact - from the relatively intact terrace houses at 454-456 to the completely
unsympathetic works to the facade of the building at 452, which include
painted brickwork and the erection of a projecting front wall.
The heritage inventory identifies opportunities for the heritage items within this
precinct to be further enhanced.
Objective
1.

To conserve and enhance the existing streetscape by ensuring new
development

respects

the

existing

low

scale

character

and

complements architectural features of adjoining buildings.
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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.

Setbacks
ii.

Minimum setbacks for new buildings shall be determined by a line
drawn between adjoining buildings.

Car Parking
iii.

Parking within the precinct shall be provided behind the main building
alignment. Parking areas and access driveways should be visually
discreet.
Refer also to Part 17 of this DCP, which relates to Off Street Car
Parking.

Renovation/Infill Development
iv.

New development, including extensions to a building, should
complement the existing by matching or suitably contrasting building
materials, scale and proportions.

Streetscape
v.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Advertising Structures
vi.

Advertising structures shall generally not be erected without the
consent of the Council. The Council will have regard to the impact of
an advertising structure on the precinct and/or an item of the
environmental heritage.
Refer also to Part 16 of this DCP, which relates to Outdoor Advertising

Front Fences (forward of the building line)
vii.

Matching low brick or timber picket fences that are erected to a height
not greater than 1.2 metres are preferred,

viii.

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),

ix.

Minimum distance between piers – 2.4m.
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7.5.16 C16 - Holmwood Cross Conservation Area

Character
Holmwood Cross is a post-war (WWΙΙ) development area opened to provide
additional housing for prospective residents to the Albury area in the 1950s,
and is based on a post-war planning subdivision model of the State and
Federal Government. This area is composed of various styles of architecture
ranging from the 1950s onward and the streetscape has remained similar to
that of the 1950s with few properties housing high fences or walls. The most
prominent feature of this area is the NW to SE aspect, particularly the
perpendicular cross running North East to South West.
Significant aesthetic values exist in this area due to minimal alterations and
additions in the streetscape, character/style of housing and high maintenance
of gardens and landscaping. In addition the TAFE and Mercy Hospital were
built in the vicinity to further develop the area as a community and as such
adds to its significance.
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Objectives
1.

To conserve and enhance the existing residential streetscape by
ensuring new development respects the existing low scale domestic
character and complements architectural features of adjoining
buildings.

2.

To undertake an architectural assessment of the area to determine
the comparative importance of the estate.

3.

To preserve significant landscape elements.

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
ii.

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

Renovation/Infill Development
iii.

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

Streetscape
iv.

Development, particularly when viewed from the street should be
compatible with the character and scale of buildings in the immediate
vicinity.

Front Fences (forward of the building line)
v.

Low fencing to a maximum height of 1.2m, or preferably none is to be
used in keeping with the lack of front fences and walls in the area.
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8

DEVELOPMENT IN THE ENVIRONMENTAL ZONES
8.1

INTRODUCTION
Albury enjoys a rich diversity of environmental and scenic qualities thanks to the
location of the Murray River flood plain that traverses the Albury-Wodonga area, the
surrounding hillscapes, as well as, the low mountain ranges, which are considered to
be amongst the Albury LGAs greatest natural resources.
This Part applies to the E2 Environmental Conservation, E3 Environmental
Management and E4 Environmental Living Zones.
Where development consent is required, any development located in the
Environmental Zones 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.
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.

8.2

GENERAL OBJECTIVES & MATTERS FOR CONSIDERATION IN THE
ENVIRONMENTAL ZONES
Objectives
1.

To ensure that development in these zones is carried out in a way that is

2.

To ensure that development does not create unreasonable or uneconomic

sensitive to the land and environmental characteristics.
demands for the provisions of services, including roads.
3.

To provide a development buffer for the flight path of aeroplanes utilising the

4.

To provide a buffer to the Albury Landfill, and to regulate development, which

Albury Airport.
may be adversely affected by the operations of the Albury Landfill (so as to
maintain its operational capacity and viability).
Matters for Consideration
i.

The impact of the development on the natural scenic backdrops of the City or
the rural character of the land.
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ii.

The effect of the development on the Murray River floodplain and other natural
drainage systems, as well as, any measures to control stormwater run-off, soil
sedimentation and erosion.

iii.

The availability of an adequate water supply and, where a reticulated supply is
unavailable, the source and capacity of any alternate water supply intended to
service the needs of the development.

iv.

The availability of facilities for the removal or disposal of sewage effluent and
wastes, including, where appropriate, the ability of the land to accommodate
on-site disposal.

v.

The availability of other public utility services and social facilities having regard
to the likely demand for those services or facilities and the cost of their
provision.

vi.

The standard and capacity of public roads serving the land.

vii.

The need for all-weather vehicular access to and from the development site.

viii.

The impact of any proposed land clearing or surface modification on the
physical and visual environment and any measures proposed for the
protection of the environment, site rehabilitation or reafforestation.

ix.

The need for the retention or reinstatement of vegetation to protect the
physical and visual environment and to reduce the risk of soil erosion.

x.

The risk from flooding, landslip, bushfire or any other natural hazard, and the
adequacy of any measures proposed for the prevention or mitigation of risk.

xi.

The physical characteristics of the land, including slope, aspect, topography
and land capability attributes as related to the intensity of development.

xii.

The siting and design of any building, structures or works proposed.

xiii.

Whether any environmental resources, including riparian and floodplain
ecosystems, will be jeopardised by the development.

xiv.

The nature of other land/s in the locality.

xv.

Whether the proposed development is likely to adversely restrict the operation
and expansion of the Albury Landfill site, or whether that development will be
adversely affected by the operation of the facility.

xvi.

Whether the proposed development is consistent with the Thurgoona
Threatened Species Conservation Strategy 2004, the Albury Ranges
Threatened Species Conservation Strategy 2006, or the Hamilton Valley
Strategy 2002.

8.3

SUBDIVISION
The objectives and controls relating to the subdivision of land in the Environmental
Zones are outlined in this Section.
Objectives
1.

To ensure that subdivision and subsequent development enhances and does
not spoil the natural backdrop of hills, valleys and tree lines to the urban area
of Albury and Wodonga.
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2.

To ensure that all subdivision and subsequent development of the Murray
River flood plain is compatible with the natural conservation and landscape
values of the Riverine environment.

3.

To provide limited environmental living opportunities on land having ready
access to urban facilities and services, and to ensure that such development
does not prejudice the future development of urban land.

8.3.1

Lot Sizes
Objectives
1.

To

provide

lots

with

areas

and

dimensions

which

protect

environmental features and take account of site constraints.
2.

To maintain the existing function and character of the environmental
lands of Albury.

3.

To minimise the fragmentation of rural lands

Controls
i.

The minimum lot size for dwelling house purposes must comply with
Clause 4.1 and the Lot Size Map of the LEP.

ii.

Where ‘battleaxe’ lots or similar are permitted, the access corridor is
not to be considered in the calculation of lot sizes.

Notation
Clause 4.2A of the LEP prevents the creation of additional opportunities for
dwellings on undersized lots by prohibiting strata and community title
subdivisions that would create a lot of a size less than the minimum size
shown on the Lot Size Map in relation to land in the E3 Environmental
Management and E4 Environmental Living Zones.
Clause 2.6(f) of the LEP allows for the excising of land that is intended to be
used for public purposes (environmental reserve), including drainage
purposes or the like, to create a lot of a size less than the minimum size
shown on the Lot Size Map in relation to land, without creating opportunities
for dwellings on undersized lots.
8.3.2

Services
General Objectives
1.

To ensure utility services meet minimum standards for the intended
use of the lot.

2.

To make provision for utility services and natural resource
management in a manner that sustainably meets the needs of
individual properties.
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3.

To ensure any hazards or risks to ongoing service provision are

4.

To ensure service corridors are located to minimise the impact on the

minimised.
environment.
8.3.3

Wastewater Management
Objectives
1.

To ensure that the environmental implications of wastewater systems
are fully considered.

2.

To install a wastewater management system that suits the
environmental conditions present on individual sites.

Controls
i.

Where reticulated sewerage is available:
•

Sewerage utility services shall be provided in accordance with
the AlburyCity Engineering Guidelines for Subdivisions and
Development Standards.

ii.

Where reticulated sewerage is not available:
•

Development proposals for on-site management are to be
consistent with the Environment and Health Protection
Guidelines:

On-site

Sewage

Management

Households, NSW Government 1998.

for

Single

Appendix H to this

DCP contains extracts from the guidelines, dealing with site
assessment, buffer distances, soil assessment and a site
report for on-site sewage management.
•

Before installing a septic tank or similar approved system,
written approval is required from Council. Prior to deciding
upon a wastewater disposal system for any environmental
development,

applicants

should

consult

with

relevant

AlburyCity staff.
•

Details of the locality and system design are to be submitted
with the development application, along with any other
information specified by Council.

•

No building or works including waste disposal absorption lines
are permitted within 40 metres of watercourses, creeks or
other natural water bodies.

•

All effluent must be retained and disposed of on-site within the
boundaries of the lot. The disposal of effluent utilising pumpout for new lots in unacceptable. Systems are to also be
located so they do not contaminate the environment, cause
deterioration of vegetation or unreasonably interfere with
quality of life.
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•

A land assessment report that demonstrates that climate,
geology,

hydrology,

topography,

soil

composition

and

vegetation renders the land capable of disposing of effluent
on-site must be submitted and supported by Council.
•

The main factors in the planning, design and management of
a waste system that need to be considered and documented
in the application to Council are:
-

Soil conditions: Can the soil on the lot adequately
absorb the wastewater?

-

Slope: Is the slope adequate to ensure the efficient
movement of waste into the absorption trenches?

-

Vegetation: Is planting needed to ‘soak up’ the waste
near the absorption trenches?

-

Topography: Is the site too steep for the trenches to
be dug by machine?

-

Water

supply:

Is

the

available

water

supply,

reticulated or non-reticulated, adequate to maintain
the system?
-

Layout and space: Is there enough room on the lot for
all proposed buildings, driveways and the disposal
system without interfering with one another? Can the
absorption trenches be located as part of the
garden/outdoor area and/or in the adjoining rural
paddock alongside the house block?

-

System design: Has the disposal system been
designed, tested and tried for the site conditions
elsewhere in the locality?

Council may be able to

assist in this regard.
-

System operation: Regular maintenance and pumpout is necessary to ensure the efficiency and longevity
of the system.

•

After installation, please check with relevant AlburyCity staff
whether inspection and approval by Council is required before
the system can be used.

Notation
Clause 7.6 of the LEP requires that development consent must not be
granted unless Council is satisfied that adequate arrangements have
been made regarding the supply of water, electricity, roads,
stormwater drainage and the disposal and management of sewage for
that development.
Where a proposed environmental development is considered by
Council to be a logical extension of the existing reticulated sewerage
network and/or servicing program, Council reserves the right to
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determine whether a development is required to connect to and/or
extend the existing reticulated sewerage network or rely upon an offsite effluent disposal system or on-site effluent treatment and disposal
system.
8.3.4

Water Supply
Objective
1.

To make provision for reticulated water services or on-site rainwater
harvesting in a manner that sustainably meets the needs of individual
properties.

Controls
i.

Where reticulated water supply is available:
•

Utility services shall be provided in accordance with the
AlburyCity Engineering Guidelines for Subdivisions and
Development Standards and the NSW Rural Fire Service
Planning for Bushfire Protection Guidelines, in addition to
control (vii)(viii)(ix) and (xi).

ii.

Where reticulated water supply is not available:
•

Utility services shall be provided in accordance with the NSW
Rural Fire Service Planning for Bushfire Protection Guidelines,
in addition to the following supplementary controls (with the
exception of control (ix)).

•

Subdivision and/or new dwellings are to be provided with an
adequate water supply at a preferred pressure of 30 metres
head and a minimum pressure of 20 metres head at peak
instantaneous demand.

•

A land assessment report that demonstrates that the land
concerned and the water collection area proposed is sufficient
to provide water for domestic, stock and fire fighting purposes
must be submitted and supported by Council.

•

Council requires that there be a domestic water supply
storage of at least 100,000 litres storage, available for
domestic purposes for each dwelling in an environmental
area, based upon a four-person household.

•

Drinking water shall comply with current water quality
standards (as outlined in the Australian Drinking Water
Guidelines)

•

If a well, creek or spring water is potentially available for
drinking water supply, its quality and reliability needs to be
tested and assessed for suitability for drinking purposes.
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•

A gravity water system is preferred to avoid reliance on
electricity or other powered systems.

•

Environmental lots may be connected to a public water
supply, if available, however flow rates will be limited and
controlled by the connection infrastructure installed for
dwellings.

•

Each new lot and/or dwellings are to have a separate supply
for non-domestic uses such as lawns, gardens, stock and fire
fighting purposes.

•

Dams are prohibited in the Environmental Zones.

•

Environmental lots may be connected to a public water
supply, if available, however flow rates will be limited and
controlled by the connection infrastructure installed for
dwellings.

Notation
Clause 7.6 of the LEP requires that development consent must not be
granted unless Council is satisfied that adequate arrangements have
been made regarding the supply of water, electricity, roads,
stormwater drainage and the disposal and management of sewage for
that development.
Where a proposed environmental development is considered by
Council to be a logical extension of the existing reticulated water
supply network and/or servicing program, Council reserves the right to
determine whether a development is required to connect to and/or
extend the existing reticulated water supply network or rely upon onsite water supply storage and collection systems.
8.3.5

Existing Service Lines
Controls
i.

Existing electricity lines and poles should be identified at the site
analysis stage. Any augmentation and extension details need to be
discussed in the early stages with the relevant service provider.

ii.

The nearest telecommunications connection needs to be identified
and located and costs considered for house connection.

iii.

Power lines should be kept away from trees and not be located in
areas where extensive tree clearing is required.

iv.

Swathes cut through trees for service lines should take into account

v.

Landscaping should be used to screen service lines in visually

their visual impact in visually prominent areas such as ridgelines.
prominent locations.
vi.

Only low growing trees should be planted near power lines.

vii.

Trees should be positioned at a distance from power lines such that if
they fall when fully grown, they do not touch wires.
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8.3.6

Building Envelopes/ Site Analysis
Objectives
1.

To site buildings to take account of site features, constraints and

2.

To ensure dwellings and other buildings do not detract from the visual

hazards.
dominance of the natural features either on the site or in surrounding
areas.
Controls
i.

Every application for an environmental subdivision is to be
accompanied by a building envelope to be included upon the title,
which is informed by the site analysis and includes outbuildings and
water tanks.

ii.

Building envelopes for dwellings in an Environmental Zone are to be a
minimum of 500 metres apart, unless the applicant can provide
evidence that the dwelling site location will not result in the
agglomeration of dwellings adjoining roadways or upon exposed
hillside areas. Site analysis and building envelopes are critical in this
regard.

iii.

The building envelope location is to comply with the following
requirements:
•

Locating the building envelope away from steep slopes which
may be highly visible from a public road or exposed against
the hillside or skyline.

•

Mature trees must be retained on-site, non-mature trees
should be retained where possible.

Notation
Refer to Appendix A of this DCP, which relates to Information
Requirements for Applications.
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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
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8.3.7

Bushfire Protection
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 bush fire.

•
•

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

bush

fire

protection
•

Measures, including fuel loads in the Asset Protection Zone
(APZ), are established.

•

Utility services are adequate to meet the needs of firefighters
(and others assisting in bush fire fighting).

Controls
i.

Development on bushfire prone land shall satisfy the requirements of
the NSW Rural Fire Service Planning for Bushfire Protection
Guidelines, NSW Government.

ii.

Key matters to consider in reducing bushfire risk include:
•

Design and siting of the building.

•

Safe access to and from areas of potentially high fire risk.

•

Managing the reduction of fire fuel including management of
bushland to the North and West of on-site buildings.

•

Having regard to vegetation type and location in relation to
buildings and power lines.

iii.

•

Use of windbreaks.

•

Dedicated water supply.

•

Availability and ease of accessibility to water to fight fires.

A dwelling is encouraged to provide an additional storage supply of
water for fire fighting purposes either by tank storage or a dam in
close proximity to the building.

iv.

Any development shall comply with the bushfire controls contained in
Part 6 of this DCP, which relates to Planning for Hazards.

v.

Asset Protection Zones for residential development(s) in zones
adjoining the E2 Environmental Conservation or E3 Environmental
Management Zones must not be located within those environmental
zones. Exceptions are shown in Figure 8.1.
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For other development(s) in zones adjoining the E2 Environmental
Conservation or E3 Environmental Management Zones, bushfire
protection measures shall be in accordance with the policies and
guidelines of the NSW Rural Fire Service as set out in the document
Planning for Bushfire Protection Guidelines, NSW Government (as in
force from time to time).
vi.

The building envelopes and their associated Asset Protection Zone
should be sited to avoid impacts on mature trees, and to avoid and
minimise impacts on native vegetation generally.

Figure 8.1 Map of Mitchell Park Estate, showing areas where
Asset Protection Zones are permitted within the land zoned as E3
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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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
8.3.8

Land Rehabilitation
Objectives
1.

To maximise opportunities for reducing land degradation.

2.

To facilitate at the subdivision stage any necessary rehabilitation of
land to standards required for its safe development or use.

Controls
i.

If Council determines that the land to be subdivided or developed is
not fit for the intended purpose, rehabilitation works will need to be
carried out by the applicant. These works shall be carried out to the
satisfaction of Council prior to the linen plan being signed in the case
of subdivision or prior to issuing a construction certificate in the case
of development.

ii.

Subdivision will only be considered where the land is capable of being
used in a sustainable manner for the purposes intended by the
creation of new lots (e.g. dwellings or agriculture).

iii.

Opportunities for revegetation will be pursued as part of the
subdivision process to enhance visual amenity, landscape elements
and/or rehabilitate degraded land.

8.3.9

Roads and Access
Objectives
1.

To provide safe vehicular access and egress to newly subdivided lots.

2.

To ensure roads and access arrangements meet minimum standards.

3.

To design private roads as part of a subdivision in a manner that
minimises disturbances to existing environmental features and visual
features on the site.

4.

To ensure road designs provide safe and efficient vehicular
evacuation during bushfire events.
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Controls
i.

Roads and access arrangements shall be provided in accordance with
the

AlburyCity

Engineering

Guidelines

for

Subdivisions

and

Development Standards and the NSW Rural Fire Service Planning for
Bushfire

Protection

Guidelines,

in

addition

to

the

following

supplementary standards and requirements.
The

AlburyCity

Engineering

Guidelines

for

Subdivisions

and

Development Standards contain requirements for the width of new
roads to be undertaken in consultation with Council and generally be
in accordance with Table 8.1:
Table 8.1 Rural/Rural Residential
AADT*

Road

Carriage

Shoulder

Formation

Reserve

way

<100

20

5.5

1.2

7.9

100-500

20

6.0

1.2

8.4

500-1000

20

6.5

1.2

8.9

1000-2000

20

6.5

1.8

10.1

>2000 (and all B

25

7.0

1.8

10.6

double routes)

NB
•

In all cases AADT* (Annual Average Daily Traffic) is that
predicted at the end of the design period (usually 20 years);

•

The designed pavement thickness is to extend for the full
formation; and

•

The road reserve width is nominal only and consideration is to
be given to the extent of cut and fill batters, catch drains,
intersection layout requirements, and provision for public
utilities adjacent to the road reserve boundary. A minimum
allowance of three metres from the batter point to the
boundary is to be provided.

Notation
Table 8.1 is an extract of the AlburyCity Engineering Guidelines for
Subdivisions and Development Standards and has been provided in
the interests of making relevant information available to assist the
preparation

of

development

applications

for

environmental

subdivision. Please note that this table may be revised without notice
subject to any review and/or amendment to the AlburyCity
Engineering Guidelines for Subdivisions and Development Standards.
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ii.

Where available, the main access point for the property shall be from

iii.

Each lot created is to have access from a public road, whether

a sealed public road.
existing or proposed as part of the subdivision.
iv.

Proposed roads shall be constructed at the cost of the developer to

v.

Roads and driveways should respond to the contours of the land as

Council’s standards.
far as possible to manage stormwater and flood events, and avoid
excessive cut and fill and potential erosion problems. Steep slopes
and natural drainage lines are to be avoided.
vi.

Roads and driveways both within and external to the site are to have
any slope and bank works stabilised with grass and trees, especially
in areas where erosion problems are likely.

vii.

Roads and driveways crossing gullies and streams, both within and
external to the site, should be constructed using a culvert to the
satisfaction of Council.

viii.

Roads below dams could be affected by water seepage or represent a

ix.

The length of cul-de-sacs shall be no greater than 150 metres.

x.

Council approval is required for the naming of any new public road.

risk if the wall fails, and should be avoided.

8.3.10 Lot Layout
Objectives
1.

To

provide

lots

with

areas

and

dimensions

which

protect

environmental features and take account of site constraints.
2.

To ensure new lots are of a sufficient size to maximise opportunities
for rainwater harvesting.

Controls
i.

Where possible, the shape of lots should be simple and the
boundaries should run parallel with the contour/s of the slope or
perpendicular to it, not diagonally across it.

ii.
iii.

Where possible, existing fence lines should be used as lot boundaries.
Each lot should consider the location of the existing electricity lines
and other services.

iv.

Each lot shall contain house sites that require minimal cut and fill.

v.

A width to depth ratio between 1:1 to 1:4 must be achieved. Long

vi.

Council will only permit the creation of battle-axe lots in special

narrow lots are to be avoided.
circumstances. Battle-axe lots where allowed shall have an access
handle not less than 10 metres wide, a maximum length not
exceeding 200 metres, and a carriageway width not less than four
metres.
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8.3.11 Incompatible Uses
Objectives
1.

To ensure the subdivision of land reduces potential land use conflicts
between land use activities on Environmental and other surrounding
zones.

2.

Provision is to be made for appropriate buffers from possible sources
of noise, odours and emissions.

Controls
i.

Council shall require that a site analysis for the land include
information clarifying the presence of adjacent or nearby agricultural
activities and any potential off-site impacts these may have on
potential development within the proposed subdivision.

ii.

In

considering

applications

for

subdivision

consent

in

the

Environmental Zones, Council shall take into account the potential of
further fragmentation of environmental lots on the capacity for
adjacent or nearby activities to continue operating unfettered by risks
of impact, or perceived impact, on dwellings and other sensitive uses.
iii.

Council may determine that the presence of adjacent or nearby
agricultural impacts is such that the application should be refused.
Council may also determine that the proposal should be altered to
respond to these constraints, including adjustments to the proposed
boundaries and the location of building envelopes on the proposed
lots.

8.3.12 Protection and Management of Resources and Landscape Character
Objective
1.

To ensure subdivision of land in the Environmental Zones provides for
the protection and management of natural resources and landscape
character.

Controls
i.

In

considering

applications

for

subdivision

consent

in

the

Environmental Zones, Council shall take into account the potential
impacts on the further fragmentation of environmental lots on the
capacity to protect, manage and harness the natural resources
present on the land and/or the landscape character of the site and its
surrounds.
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ii.

Council shall require that a site analysis for the land include
information clarifying the presence of natural resources, and may
determine the application in a manner which seeks to protect or
appropriately manage these resources, including, but not limited to:
•

High value agricultural resources determined through a land
capability assessment for a range of agricultural activities.

•

Water resources, both groundwater and surface water
patterns and how these relate to the surrounding catchment
and any existing catchment wide initiatives to improve water
resource management.

•

The presence of minerals or basic raw materials that potential
future extraction could result in community and economic
benefits for the City, or provide basic raw materials for local
industry processes, road and other construction needs.

•

The presence of ecological resources, such as remnant
vegetation, habitat corridors, threatened flora and fauna
species which contribute to the City’s network of ecological
resources.

•

A landscape character assessment, identifying natural and
modified landscape features, the value of these features,
including the existing viewsheds to and from the site, and an
assessment of how the proposal will protect or enhance these
values and views.

iii.

Council may determine that the natural resources present on the site
present sufficient constraint on the land to warrant an application for
subdivision consent to be refused. Council may also determine that
the proposal should be altered to respond to these constraints, or may
apply conditions on the consent relating to rehabilitation, revegetation,
protection and/or use and management of the resources and values.

8.4

DEVELOPMENT IN THE ENVIRONMENTAL ZONES
The objectives and controls relating to the development of land in the Environmental
Zones are outlined in this Section. Development in the Environmental Zones applies to
all land uses listed as permitted with or without consent in the Land Use Table of the
LEP.
Notation
Clause 4.2B of the LEP identifies those circumstances under which the erection of a
dwelling house is permitted in the Albury LGA.
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8.4.1

Building Siting and Design
Objectives
1.

To ensure dwelling houses and outbuildings do not detract from the

2.

To maximise the energy efficiency of the development.

3.

To avoid development on environmentally constrained parts of the

visual prominence of natural features on or surrounding the site.

site.
4.

To retain and promote design elements which contribute to the built
character of the City’s environmental areas.

Controls
i.

House siting plans need to consider orientation with the main axis
lying east-west, where possible.

ii.

House siting plans should consider direction of views and slopes,
protection from winds, privacy and noise, vegetation and existing
trees, and the occupiers intended use and enjoyment.

iii.

Development on slopes greater than 27% or 15° is discouraged.

iv.

Buildings should be oriented to make appropriate use of solar energy,
be sited and designed to ensure energy efficiency of existing
dwellings is not unreasonably reduced.

v.

Living areas and private open space should be located on the North
side of development where practicable.

vi.

Developments should be designed so that solar access to North
facing windows is maximised.

vii.

Buildings should be constructed of materials, and using designs,
which improve thermal mass.

viii.

Buildings should provide for natural cross-ventilation.

ix.

A basic landscaping plan shall be submitted to Council. This plan
should show all existing trees within the building envelope. Indigenous
vegetation should be retained on the site, as far as practical.
Refer also to Section 8.4.6 of this Part, which relates to landscaping.

x.

Applicants should ensure development meets the requirements of
Part 5 of this DCP, which relates to Tree Preservation.

xi.

Where appropriate, dwellings should incorporate verandahs or

xii.

The roof space should be insulated and, where possible, ventilated to

pergolas in the design.
allow cross-flow air currents.
xiii.

The building envelopes and their associated Asset Protection Zone
should be sited to avoid impacts on mature trees, and to avoid and
minimise impacts on native vegetation generally.
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xiv.

The house and any ancillary structure location must comply with the
following:
•

Locating the house and/or ancillary structure away from steep
slopes which may be highly visible from a public road or
exposed against the hillside or skyline.

•

Minimising vegetation loss and maximising the use of existing
vegetation for house screening purposes.

Notation
Refer to Appendix A of this DCP, which relates to Information Requirements
for Applications.
Clause 4.2B of the LEP identifies those circumstances under which the
erection of a dwelling house is permitted in the Albury LGA.
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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
Section 8.6.2 provides specific siting requirements for buildings located in the
Albury Landfill Buffer Area shown on the Albury Landfill Buffer Maps A and B
(Figures 8.3 and 8.4). Where there is an inconsistency between this Section
and Section 8.6.2 applying to the same land, then Section 8.6.2 shall prevail.
8.4.2

Setbacks
Objectives
1.

To encourage consistency and uniformity in building setbacks.

2.

To ensure adequate separation between buildings on adjoining land.

3.

To protect streetscapes and vistas.

4.

To protect residential, rural and environmental amenity.

5.

To ensure the function of streets and roads are not compromised.

6.

To protect watercourses.
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Controls
i.

Setbacks from Public Reserves, Local Roads and adjoining properties
must be:
•

A minimum setback of 20 metres to buildings adjoining public
reserves and local roads

•

A minimum setback of 10 metres to buildings from side and
rear boundaries.

ii.

Setbacks from Main Roads (including Wagga Road, Urana Road,
Riverina Highway, Hume Highway, Olympic Highway, Table Top
Road/ Old Sydney Road, Jindera/ Table Top Road) must be:
•

A building setback of 30 metres applies.

•

The first 15 metres from the road reservation is to be suitably
landscaped at the applicants expense

iii.

Setbacks from Watercourses and Water Storages must be:
•

100 metres from the Murray River

•

100 metres from Lake Hume

•

40 metres from any other watercourse

Notation
In the case of rivers or any watercourses this setback applies to the
top of the bank, in the case of lakes or water storages, from the high
water mark.
Specific requirements for the Doctors Point and Padman Drive Residential
Precincts:
iv.

The minimum setback required between the front boundary and the
forward most wall must be:
•

10 metres;

•

The building envelope; or

•

Any setback specified by Section 8.7 – Area Specific
Development Plans.

Whichever is the greater setback.
v.

The minimum setback required from the side boundaries to the
nearest wall (excluding eaves) of the dwelling house must be:
•

5 metres;

•

The building envelope; or

•

Any setback specified by Section 8.7 – Area Specific
Development Plans.

Whichever is the greater setback.
vi.

The minimum setback required from the rear boundary to the nearest
external wall (excluding eaves) of the dwelling house is 10 metres,
unless otherwise specified by a building envelope or by an Area
Specific Development Plan referred to in Section 8.7, whichever is the
greater setback.

vii.

Buildings at boundaries (zero setbacks) are not permitted in the
Environmental Zones.
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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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
8.4.3

Building Height
Objectives
1.

To control the scale of buildings in order to retain the visual
prominence of the natural features on or surrounding the site.

Controls
i.

No dwelling shall be erected with a height of more than two storeys or
8 metres above natural ground level.

ii.

All outbuildings ancillary to the dwelling are to be of single storey
construction and with a height of no more than 5.5 metres.

8.4.4

Building Materials
Objectives
1.

To reflect the colours and textures of the surrounding environmental
landscape in the selection of materials and colours used in the
development.

2.

To use development designs that complement items of heritage
significance on the site or on adjoining lands.

Controls
i.

Applicants should incorporate the use of natural colours that reflect
soils, timbers and vegetation.

ii.

The following key building materials prevail in the area:
•

Bricks: Generally, Council prefers the use of red, light brown
or earth toned coloured bricks, either standard or tumbled.

•

Timber: Timbers such as treated pine, cedar or redwood are
suitable for environmental areas, especially if stained or oiled
in natural colours.

•

Masonry blocks: Traditional grey blocks are now often
rendered with cement and can be painted in earthy colours.
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•

Mud bricks: Verandahs should be used with mud brick
structures for adequate weather protection.

•

Cement sheets: Are satisfactory if painted in a colour suited to
the surrounding environment.

iii.

Colorbond, zincalume and tiles are all suitable roofing materials if
matched with the appropriate building style, setting and building
materials. Other roof materials such as unpainted galvanised iron are
acceptable if being used to match existing materials.

iv.
v.

Large expanses of glazing shall be avoided.
New work (alterations or additions) to any heritage item should
respect the building fabric and significance of that item. Refer to Part 7
of this DCP, which relates to Heritage Conservation for guidance on
development proposals involving heritage items.

vi.

Development in the vicinity of a heritage item should compliment the
original item by its form, scale, proportions, materials and colours.
This can be achieved by using modern design with a careful blend of
traditional and modern materials.

8.4.5

Energy Alternatives
Objectives
1.

To maximise opportunities to conserve energy through the siting of
buildings and the positioning of other built and landscaping features
on an environmental property.

Controls
i.

Orientation of buildings can maximise the effective use of the sun for

ii.

Dam placement should be higher than the house site where possible

solar energy.
to use gravity feeding and avoid the need for electric pumps.
iii.

Shading of buildings in summer time by proper landscaping will
improve comfort in the house and reduce the need for mechanical
cooling.

8.4.6

Landscaping
Objectives
1.

To enhance the setting of buildings and the environmental quality of

2.

To establish and reinforce native vegetation corridors and clusters.

the surrounding environment.
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Controls
A landscape plan for any proposed development shall as a minimum:
i.

Consider the suitability of landscaping to soils and climate.

ii.

Attempt to enhance positive aspects of the development and screen

iii.

Be clumped, not planted in rows and should avoid single species.

iv.

The establishment or reinforcement of native vegetation corridors and

aspects with a detrimental visual impact.

clusters should also be pursued where possible.
Notation
Refer to Appendix A of this DCP, which relates to Information Requirements
for Applications.
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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
8.4.7

Ancillary Structures
Objective
1.

To encourage the coordinated siting and visual appearance of rural
and environmental buildings.

Controls
i.

Ancillary structures such as water tanks, garages, farm sheds and
similar structures should form part of the overall site planning to
ensure an attractive and functional grouping of buildings.

ii.

Colours, style and general proportions of farm storage sheds, as well
as the garages, should be complementary to the design of the main
dwelling.

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.
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Clause 7.3 of the LEP identifies regrowth in the E2 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
8.4.8

Bushfire Protection
Bushfire Protection must be in accordance with bushfire protection controls for
environmental development contained within Section 8.3.7.

8.4.9

Services
Wastewater Management
Wastewater management for environmental development must be in
accordance with wastewater management controls within Section 8.3.3.
Water Supply
Water supply for environmental development must be in accordance with the
water supply controls within Section 8.3.4.
Existing Service Lines
Existing service lines for environmental development must be in accordance
with the existing service line controls within Section 8.3.5.

8.4.10 Incompatible Uses
The popularity of rural lifestyle opportunities has resulted in residential
development locating in environmental areas adjacent to land used for primary
industry. Where dwelling houses are proposed to be located in environmental
areas Council will need to be satisfied that normal farming practices on
adjacent land are not inhibited. Measures may be required to ameliorate
potential conflicts between rural residents and primary producers.
Objectives
1.

To provide for environmental living opportunities which do not reduce
the potential for productive primary industries to operate.

2.

To reduce potential land use conflicts between land use activities on
Environmental and other surrounding zones.

3.

Provision is to be made for appropriate buffers from possible sources
of noise, odours and emissions.
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Controls
i.

Dwelling houses should be located the maximum practical distance,
taking into account lot configurations, property characteristics and all
other development influences, from nearby rural and environmental
activities that can generate noise, dust, odour and chemical spray
drift.

ii.

In consideration of the appropriate buffer, restrictions upon aerial
spraying within 150 metres of the curtilage of a dwelling house are to
be enforced through any development plans in compliance with the
Pesticides Act 1999.

iii.

A vegetation “biological” buffer is required for spray drift of chemicals
applied by ground based jets or boom sprays.

iv.

The buffer should:
•

Have a minimum width of 30 metres and attain a height of up
to 15-20 metres.

•

Comprise a range of fine leaf native trees and shrubs, in a
variety of shapes with leaf cover to the ground level and
located in a manner that provides for airflow through the buffer
vegetation, not as an “impermeable” windbreak.

•

Use vegetation with a mature height at least 1.5 times the
height of the adjacent spray.

•

Use plant species and varieties that are locally indigenous to
the Albury area.

•

Be maintained to provide an effective buffer at all times,
including replacing dead or dying plants as required.

Notation
Appendix I 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.
8.5

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 with Murray Regional
Environmental Plan No 2 (MREP No 2).
Objective
1.

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.

ii.

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.

8.6

ALBURY LANDFILL BUFFER AREAS
The LEP stipulates an Albury Landfill Buffer Area around the Albury landfill site, as this
buffer generally seeks to control inappropriate land uses in close proximity to the
Albury Landfill.
Clause 7.7 Albury Landfill Buffer provisions contained in the LEP and the additional
buffers and requirements provided in the Albury Landfill Buffer Map A (see Figure 8.3)
and the Albury Landfill Buffer Map B (see Figure 8.4) are in part based upon the
recommendations of an environmental study of the landfill site and its surrounds,
carried out for the Council by Habitat Planning in September 1999. This study is
available in full from the Council.
These maps relevant to the Albury Landfill Buffer Area and associated provisions are
discussed in detail below, and the provisions contained within this Part should be read
in conjunction with Clause 7.7 of the LEP.
8.6.1

Albury Landfill Buffer Map A
Objectives
1.

To restrict further development within the primary landfill buffer area.

2.

To have regard to the LEP and the Albury Landfill Buffer Area on the
Albury Local Environmental Plan 2010 - Landfill Buffer Map.
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Controls
i.

The Albury Landfill Buffer Map A (see Figure 8.3) shows the ‘primary
land fill buffer area’.

ii.

The ‘future landfill expansion buffer’, outlined in red, acknowledges
that the facility will expand towards the North of its existing site. The
expansion buffer also acknowledges that the Council has purchased
land in the Northern part of the valley for the future purposes of inert
waste landfill.

iii.

Council will not favourably consider residential development within the
‘future landfill expansion buffer’, as such development would be
directly affected by the operation of the landfill site as it expands to the
North, hence limiting the expansion potential of the facility.

iv.

Figure 8.3 also shows a ‘secondary landfill buffer area’ by bold blue
line. The ‘secondary landfill buffer area’ represents privately owned
land

zoned

for

residential

development,

but

still

within

the

recommended 700-metre buffer. The land in the ‘secondary landfill
buffer area’, therefore, is within the R5 Large Lot Residential Zone in
the LEP and has a minimum lot size of 1 hectare to ensure that
residential densities resulting from subdivision remain low.
8.6.2

Specific Dwelling and Development Provisions
Objectives
1.

To enable limited dwelling house development in a manner that
minimises the potential for conflict with the Albury Landfill site.

2.

To recognise past and current development approvals on identified

3.

To have regard to the LEP and the Albury Landfill Buffer Area on the

lands.
Albury Local Environmental Plan 2010 - Landfill Buffer Map.
Controls
i.

Council will not permit any residential development within the primary
landfill buffer area, unless it is satisfied that:
•

The development or persons associated with the development
will not be unduly (excessively) affected by the existing and
continued operation of the landfill site.

•

Approval of the development is unlikely to adversely affect the
viability or efficient operation of the facility and its future
expansion within the primary landfill buffer area.

ii.

Each existing lot within the primary landfill buffer area (except for
Council owned and Crown Land and that land known as Lot 8, DP
872525 - 636 Mudge Street, Hamilton Valley) has an entitlement of
one dwelling house (this includes any existing dwelling house).
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Notation
Lot 8, DP 872525 - 636 Mudge Street, Hamilton Valley was
subdivided from a larger parcel for the purposes of horse agistment
under a previous environmental plan where provision existed to create
a lot of any size for any purpose other than a dwelling or agriculture.
Consequently, a dwelling house entitlement is not available for this lot.
iii.

Council will not permit the development of a dwelling house unless the
applicant has provided enough evidence that the available soils within
the lot are suitable for on-site effluent disposal.

iv.

Council will not permit the development of a dwelling house unless the
applicant has provided enough evidence that the lot has a catchment
of sufficient size to provide for the collection of water for stock, fire
fighting and domestic purposes.

v.

The applicant shall site the dwelling-house on the land so as to
maximise the house’s distance from the landfill site, minimise the view
of the facility from the house site, and attempt to avoid siting the
house on an elevated or exposed hillface area.

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 Environmental
Conservation and E3 Environmental Management Zones as protected
regrowth as defined in the Native Vegetation Act 2003.
8.6.3

Subdivision within the Primary Landfill Buffer Area
Objectives
1.

To prevent the creation of either additional lots or additional dwelling
entitlements in the primary landfill buffer area.

2.

To have regard to the LEP and the Albury Landfill Buffer Area on the
Albury Local Environmental Plan 2010 - Landfill Buffer Map

Controls
i.

Subdivision for one or more of the following is permitted:
•

Widening a public road,

•

Minor realignment of boundaries that:
-

does not create additional lots or the opportunity for
additional dwellings, or

-

does not compromise any existing on-site effluent disposal
and water supply requirements.
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Notation
Any application to create a new vacant lot by subdivision will only
be considered by the Council concurrently with full dwelling
house and building envelope plans.
•

A consolidation of lots that does not create additional lots or
the opportunity for additional dwellings.

ii.

Any application for subdivision must satisfy the house siting provisions
of Clause 7.7 of the LEP and Sections 8.4.1, 8.4.2 and 8.6.2 of this
Part.

8.6.4

Council and Crown land
Objective
1.

To prevent the use of public land holdings in the vicinity of the Albury
Landfill site for any use that is incompatible with the ongoing operation
of the facility.

Control
i.

Land owned by the Council, and Crown land in the vicinity of Albury
Landfill site is to be used for purposes related to the orderly and
efficient operation of the Albury Landfill facility.

8.7

AREA SPECIFIC DEVELOPMENT PLANS
Development within the following specific areas shall be undertaken in accordance
with any relevant additional site specific controls listed below. Where there is an
inconsistency between this Section and any other Part or Section of this DCP, the
requirements of this Section shall prevail to the extent of the inconsistency.
•

Doctor’s Point Development Plan. See Figure 8.2
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Figure 8.2
DOCTOR’S POINT DEVELOPMENT PLAN
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Figure 8.3
ALBURY LANDFILL BUFFER MAP A
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Figure 8.4
ALBURY LANDFILL BUFFER MAP B
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9

DEVELOPMENT IN THE RURAL ZONES
9.1

INTRODUCTION
The rural areas of Albury have been traditionally used for agricultural and primary
resource production, and in turn provide a key economic base for the Albury economy.
The controls in this Part do not seek to inhibit the continuation of these economic
activities. Moreover, they seek to retain sufficient flexibility in the use and development
of rural properties and to ensure the needs of specific agricultural and primary
production sectors are met. The controls also aim to promote energy efficiency and
effective natural resource management in rural development/s to ensure the ongoing
sustainability of rural activities in Albury.
This Part applies to the RU1 Primary Production, RU2 Rural Landscape, RU4 Rural
Small Holdings and RU5 Village Zones.
Where development consent is required, any development located in the Rural Zones
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.
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.

9.2

SUBDIVISION
The objectives and controls relating to the subdivision of the land in the Rural Zones
are as outlined in this Part.
9.2.1

Lot Sizes
Objectives
1.

To maintain the existing function and character of the rural areas of
Albury.

2.

To ensure lots have appropriate areas and dimensions for the siting
and construction of a dwelling (where permitted) and any other
ancillary structures, farm buildings and buildings or works associated
with a permitted use on the lot.

3.

To provide a variety and range of lot sizes to suit agricultural land
uses permitted in the respective zone, as well as, to meet user and
servicing requirements.

4.

To minimise the fragmentation of rural lands.
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Controls
i.

The minimum lot size for dwelling house purposes must comply with
Clause 4.1 and the Lot Size Map of the LEP.

ii.

Where ‘battleaxe’ lots or similar are permitted, the access corridor is
not to be considered in the calculation of lot sizes.

Notation
Clause 4.2 of the LEP provides flexibility in the subdivision of land in the RU1
Primary Production, RU2 Rural Landscape and RU4 Rural Small Holdings
Zone to create a lot of a size less than the minimum size shown on the Lot
Size Map in relation to land for primary production purposes without creating
opportunities for dwellings on undersized lots.
Clause 4.2A of the LEP prevents the creation of additional opportunities for
dwellings on undersized lots by prohibiting strata and community title
subdivisions that would create a lot of a size less than the minimum size
shown on the Lot Size Map in relation to land in the RU1 Primary Production,
RU2 Rural Landscape and RU4 Rural Small Holdings Zones.
Clause 4.6 of the LEP provides flexibility in the subdivision of land in the RU5
Village Zone to create a lot of a size less than the minimum size shown on the
Lot Size Map.
9.2.2

Services
General Objectives
1.

To ensure utility services meet minimum standards for the intended

2.

To ensure that all lots are provided with electricity, gas, telephone,

use of the lot.
water and sewerage facilities.
3.

To make provision for utility services and natural resource
management in a manner that sustainably meets the needs of
individual properties.

4.

To ensure any hazards or risks to ongoing service provision are
minimised.

5.

To ensure service corridors are located to minimise the impact on the
environment.
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9.2.3

Wastewater Management
Objectives
1.

To ensure that the environmental implications of wastewater systems

2.

To install a wastewater management system that suits the

are fully considered.
environmental conditions present on individual sites.
Controls
Where reticulated sewerage is available:
i.

Sewerage utility services shall be provided in accordance with the
AlburyCity Engineering Guidelines for Subdivisions and Development
Standards.

Where reticulated sewerage is not available:
ii.

Where a lot size is less than 2 hectares, the lot shall be connected to
an off-site effluent disposal system.
Notation
Additional requirements for subdivision within the RU5 Village Zone
are contained within Section 9.2.13 of this Part.

iii.

Where a lot size is more than 2 hectare, the lot shall be either
connected to an off-site system or provided with an approved on-site
disposal of effluent treatment and disposal system.

iv.

All effluent must be retained and disposed of on-site within the
boundaries of the lot. The disposal of effluent utilising pump-out for
new lots in unacceptable. Systems are to also be located so they do
not contaminate the environment, cause deterioration of vegetation or
unreasonably interfere with quality of life.

v.

Development proposals for on-site management are to be consistent
with the Environment and Health Protection Guidelines: On-site
Sewage Management for Single Households, NSW Government
1998. Appendix H to this DCP contains extracts from the guidelines,
dealing with site assessment, buffer distances, soil assessment and a
site report for on-site sewage management.

vi.

Before installing a septic tank or similar approved system, written
approval is required from Council. Prior to deciding upon a wastewater
disposal system for any environmental development, applicants
should consult with relevant AlburyCity staff.

vii.

Details of the locality and system design are to be submitted within the
development application, along with any other information specified by
Council.

viii.

No building or works including waste disposal absorption lines are
allowed within 40 metres of watercourses, creeks or other natural
water bodies

ix.

A land assessment report that demonstrates that climate, geology,
hydrology, topography, soil composition and vegetation renders the
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land capable of disposing of effluent on-site must be submitted and
supported by Council.
x.

The main factors in planning, design and management of a waste
system that need to be considered and documented in the application
to Council are:
•

Soil conditions: Can the soil on the lot adequately absorb the
wastewater?

•

Slope: Is the slope adequate to ensure the efficient movement
of waste into the absorption trenches?

•

Vegetation: Is planting needed to ‘soak up’ the waste near the
absorption trenches?

•

Topography: Is the site too steep for the trenches to be dug by
machine?

•

Water supply: Is the available water supply, reticulated or nonreticulated, adequate to maintain the system?

•

Layout and space: Is there enough room on the lot for all
proposed buildings, driveways and the disposal system
without interfering with one another or adjoining lots? Can the
absorption trenches be located as part of the garden/outdoor
area and/or in the adjoining rural paddock alongside the
house block?

•

System design: Has the disposal system been designed,
tested and tried for the site conditions elsewhere in the
locality? Council may be able to assist in this regard.

•

System operation: Regular maintenance and pump-out is
necessary to ensure the efficiency and longevity of the
system.

xi.

After installation, please check with relevant AlburyCity staff whether
inspection and approval by Council is required before the system can
be used.

xii.

All sewerage, waste treatment works and effluent disposal systems
are to comply with the requirements of the NSW Department of
Environment, Climate Change & Water and appropriate licences
where necessary.

xiii.

Effluent treatment systems are to be designed to include effective
nutrient removal facilities.

Notation
Clause 7.6 of the LEP requires that development consent must not be granted
unless Council is satisfied that adequate arrangements have been made
regarding the supply of water, electricity, roads, stormwater drainage and the
disposal and management of sewage for that development.
Where a proposed rural subdivision is considered by Council to be a logical
extension of the existing reticulated sewerage network and/or servicing
program, Council reserves the right to determine whether a development is
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required to connect to and/or extend the existing reticulated sewerage network
or rely upon an off-site effluent disposal system or on-site effluent treatment
and disposal system.
9.2.4

Water Supply
Objective
1.

To make provision for reticulated water services or on-site rainwater
harvesting in a manner that sustainably meets the needs of individual
properties.

Controls
Where reticulated water supply is available:
i.

Utility services shall be provided in accordance with the AlburyCity
Engineering Guidelines for Subdivisions and Development Standards
and the NSW Rural Fire Service Planning for Bushfire Protection
Guidelines in addition to controls (ix), (x), (xi) and (xii).

ii.

Private water supply schemes are to be designed in accordance with
(i) above.

Where reticulated water supply is not available:
iii.

Utility services shall be provided in accordance with the NSW Rural
Fire Service Planning for Bushfire Protection Guidelines, in addition to
the following supplementary controls (with the exception of control
(xi)).

iv.

A land assessment report that demonstrates that the land concerned
and the water collection area proposed is sufficient to provide water
for domestic, stock and fire fighting purposes must be submitted and
supported by Council.

v.

It is essential that a reliable domestic water supply is available. Some
rural areas have the ability to be connected to a reticulated water
supply. However, many areas will need to rely upon on-site collection
and storage system.

vi.

Each new lot is to have a separate supply for non-domestic uses such
as lawns, gardens, stock and fire fighting purposes.

vii.

Council requires that there be a domestic water supply storage of at
least 100,000 litres storage, available for domestic purposes for each
dwelling in a rural area, based upon a four-person household.

viii.

Drinking water shall comply with current water quality standards (as
outlined in the Australian Drinking Water Guidelines)

ix.

If well, creek or spring water is potentially available for drinking water
supply, its quality and reliability needs to be tested and assessed for
suitability for drinking purposes.
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x.

A gravity water system is preferred to avoid reliance on electricity or

xi.

Rural lots may be connected to a public water supply, if available,

other powered systems.
however flow rates will be limited and controlled by the connection
infrastructure installed for dwellings.
xii.

Dams should be designed and constructed to a standard that
minimises the risk of failure. Some factors to consider are:
•

Permeability of the soil to be used in construction of the dam.

•

The size of dam required for household and rural uses.

•

The size of the dam catchment to ensure that sufficient water
will be available to fill the dam.

•

Reliability of rainwater.

•

Slope of the ground.

•

Local evaporation rates.

•

Disposal of soil.

•

Slope of batter and revegetation of dam banks.

•

Vegetation cover on the site and in the sub-catchment.

•

Dam banks should not be planted with trees or be in close
proximity to trees.

xiii.

The size of dams may be restricted by water harvesting limits imposed
by the NSW Department of Water and Energy. Applicants are advised
to liaise with the Department to determine what restrictions may apply.

xiv.

Dams will not be permitted where the flow of water, in the event of
dam failure, would be in the path of dwellings or public roads.

Notation
Clause 7.6 of the LEP requires that development consent must not be granted
unless Council is satisfied that adequate arrangements have been made
regarding the supply of water, electricity, roads, stormwater drainage and the
disposal and management of sewage for that development.
Where a proposed rural subdivision is considered by Council to be a logical
extension of the existing reticulated water supply network and/or servicing
program, Council reserves the right to determine whether a development is
required to connect to and/or extend the existing reticulated water supply
network or rely upon on-site water supply storage and collection systems.
9.2.5

Existing Service Lines
Controls
i.

Existing electricity lines and poles should be identified at the site
analysis stage. Any augmentation and extension details need to be
discussed in the early stages with the relevant service provider.

ii.

The nearest telecommunications connection needs to be identified
and located and costs considered for house connection.

Page 9-8

Albury DCP 2010

iii.

Power lines should be kept away from trees and not be located in

iv.

Swathes cut through trees for service lines should take into account

areas where extensive tree clearing is required.
their visual impact in visually prominent areas such as ridgelines.
v.

Landscaping should be used to screen service lines in visually

vi.

Only low growing trees should be planted near power lines.

vii.

Trees should be positioned at a distance from power lines such that if

prominent locations.

they fall when fully grown, they do not touch wires.
9.2.6

Building Envelopes/ Site Analysis
Objectives
1.

To site buildings to take account of site features, constraints and
hazards.

2.

To ensure dwellings and other buildings do not detract from the visual
dominance of the natural features either on the site or in surrounding
areas.

Controls
i.

Every application for a rural subdivision is to be accompanied by a
building envelope to be included upon the title, which is informed by
the site analysis and includes outbuildings and water tanks.

ii.

Building envelopes for dwellings in Rural Zones (except for RU5
Village Zone) must not result in the agglomeration of dwellings
adjoining roadways, upon exposed hillside areas or impact on the
visual amenity of the rural environment and surrounding area. Site
analysis and building envelopes are critical in this regard.

iii.

The building envelope location is to comply with the following
requirements:
•

Locating the building envelope away from steep slopes which
may be highly visible from a public road or exposed against
the hillside or skyline.

•

Minimising vegetation loss and maximising the use of existing
vegetation for building envelope screening purposes.

Notation
Refer to Appendix B of this DCP, which relates to Information Requirements
for Applications.
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.
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9.2.7

Bushfire Protection
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 bush fire.

•
•

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

bush

fire

protection
•

Measures, including fuel loads in the Asset Protection Zone
(APZ), are established.

•

Utility services are adequate to meet the needs of firefighters
(and others assisting in bush fire fighting).

Controls
i.

Development on bushfire prone land shall satisfy the requirements of
the NSW Rural Fire Service Planning for Bushfire Protection
Guidelines, NSW Government.

ii.

Key matters to consider in reducing bushfire risk include:
•

Design and siting of the building.

•

Safe access to and from areas of potentially high fire risk.

•

Managing the reduction of fire fuel including management of
bushland to the north and west of on-site buildings.

•

Having regard to vegetation type and location in relation to
buildings and power lines.

iii.

•

Use of windbreaks.

•

Dedicated water supply.

•

Availability and ease of accessibility to water to fight fires.

A dwelling is encouraged to provide an additional storage supply of
water for fire fighting purposes either by tank storage or a dam in
close proximity to the building.

iv.

Any development shall comply with the bushfire controls contained in
Part 6 of this DCP, which relates to Planning for Hazards.

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.
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9.2.8

Land Rehabilitation
Objectives
1.
2.

To maximise opportunities for reducing land degradation.
To facilitate at the subdivision stage any necessary rehabilitation of
land to standards required for its safe development or use.

Controls
i.

If Council determines that the land to be subdivided or developed is
not fit for the intended purpose, rehabilitation works will need to be
carried out by the applicant. These works shall be carried out to the
satisfaction of Council prior to the linen plan being signed in the case
of subdivision or prior to issuing a construction certificate in the case
of development.

ii.

Subdivision will only be considered where the land is capable of being
used in a sustainable manner for the purposes intended by the
creation of new lots (e.g. dwellings or agriculture).

iii.

Opportunities for revegetation will be pursued as part of the
subdivision process to enhance visual amenity, landscape elements
and/or rehabilitate degraded land.

9.2.9

Roads and Access
Objectives
1.

To provide safe vehicular access and egress to newly subdivided lots.

2.

To ensure roads and access arrangements meet minimum standards.

3.

To design public roads as part of a subdivision in a manner that
minimises disturbance to existing environmental features on the site.

4.

To ensure road designs provide safe and efficient vehicular
evacuation during bushfire events.

Controls
i.

Roads and access arrangements shall be provided in accordance with
the

AlburyCity

Engineering

Guidelines

for

Subdivisions

and

Development Standards and the NSW Rural Fire Service Planning for
Bushfire

Protection

Guidelines,

in

addition

to

the

following

supplementary standards and requirements.
The

AlburyCity

Engineering

Guidelines

for

Subdivisions

and

Development Standards contain requirements for the width of new
roads to be undertaken in consultation with Council and generally be
in accordance with Table 9.1 below:
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Table 9.1 Rural/Rural Residential
AADT*

Road

Carriage

Shoulder

Formation

Reserve

way

<100

20

5.5

1.2

7.9

100-500

20

6.0

1.2

8.4

500-1000

20

6.5

1.2

8.9

1000-2000

20

6.5

1.8

10.1

>2000 (and all B

25

7.0

1.8

10.6

double routes)

NB
•

In all cases AADT* (Annual Average Daily Traffic) is that
predicted at the end of the design period (usually 20 years);

•

The designed pavement thickness is to extend for the full
formation; and

•

The road reserve width is nominal only and consideration is to
be given to the extent of cut and fill batters, catch drains,
intersection layout requirements, and provision for public
utilities adjacent to the road reserve boundary. A minimum
allowance of three metres from the batter point to the
boundary is to be provided.

Notation
Table 9.1 is an extract of the AlburyCity Engineering Guidelines for
Subdivisions and Development Standards and has been provided in
the interests of making relevant information available to assist the
preparation of development applications for rural subdivision. Please
note that this table may be revised without notice subject to any
review and/or amendment to the AlburyCity Engineering Guidelines
for Subdivisions and Development Standards
ii.

Where available, the main access point for the property shall be from
a sealed public road.

iii.

Each lot created is to have access from a public road, whether
existing or proposed as part of the subdivision.

iv.

Proposed roads shall be constructed at the cost of the developer to
Council’s standards.

v.

Roads and driveways should respond to the contours of the land as
far as possible to manage stormwater and flood events, and avoid
excessive cut and fill and potential erosion problems. Steep slopes
and natural drainage lines are to be avoided.

vi.

Roads and driveways both within and external to the site are to have
any slope and bank works stabilised with grass and trees, especially
in areas where erosion problems are likely.
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vii.

Roads and driveways crossing gullies and streams, both within and
external to the site, should be constructed using an adequately-sized
culvert to the satisfaction of Council.

viii.

Roads below dams could be affected by water seepage or represent a
risk if the wall fails, and should be avoided.

ix.

The length of cul-de-sac shall be no greater than 150 metres.

x.

Council approval is required for the naming of any new public road.

9.2.10 Lot Layout
Objectives
1.

To

provide

lots

with

areas

and

dimensions

which

protect

2.

To ensure new lots are of sufficient size to maximise opportunities for

environmental features and take account of site constraints.
rainwater harvesting.
Controls
i.

Where possible, the shape of lots should be simple and the
boundaries should run parallel with the contour/s of the slope or
perpendicular to it, not diagonally across it.

ii.

Where possible, use existing fence lines as lot boundaries.

iii.

Each lot should consider the location of the existing electricity lines
and other services.

iv.

Each lot shall contain house sites that require minimal cut and fill.

v.

A width to depth ratio between 1:1 to 1:4 must be achieved. Long
narrow lots are to be avoided.

vi.

Council will only permit the creation of battle-axe lots in special
circumstances. Battle-axe lots where allowed shall have an access
handle not less than 10 metres wide, a maximum length not
exceeding 200 metres, and a carriageway width not less than four
metres.

9.2.11 Incompatible Uses
Objectives
1.

To ensure the subdivision of land reduces potential land use conflicts
between land use activities on Rural and other surrounding zones.

2.

Provision is to be made for appropriate buffers from possible sources
of noise, odours and emissions.
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Controls
i.

Council shall require that a site analysis for the land include
information clarifying the presence of adjacent or nearby agricultural
activities and any potential off-site impacts these may have on
potential development within the proposed subdivision.

ii.

In considering applications for subdivision consent in the Rural Zones,
Council shall take into account the potential of further fragmentation of
rural lots on the capacity for adjacent or nearby activities to continue
operating unfettered by risks of impact, or perceived impact, on
dwellings and other sensitive uses.

iii.

Council may determine that the presence of adjacent or nearby
agricultural impacts is such that the application should be refused.
Council may also determine that the proposal should be altered to
respond to these constraints, including adjustments to the proposed
boundaries and the location of building envelopes on the proposed
lots.

9.2.12 Protection and Management of Resources and Landscape Character
Objective
1.

To ensure subdivision of land in the Rural Zones provides for the
protection and management of natural resources and landscape
character.

Controls
i.

In considering applications for subdivision consent in the Rural Zones,
Council shall take into account the potential impacts on the further
fragmentation of rural lots on the capacity to protect, manage and
harness the natural resources present on the land and/or the
landscape character of the site and its surrounds.

ii.

Council shall require that a site analysis for the land include
information clarifying the presence of natural resources, and may
determine the application in a manner which seeks to protect or
appropriately manage these resources, including, but not limited to:
•

High value agricultural resources determined through a land
capability assessment for a range of agricultural activities.

•

Water resources, both groundwater and surface water
patterns and how these relate to the surrounding catchment
and any existing catchment wide initiatives to improve water
resource management.

•

The presence of minerals or basic raw materials that potential
future extraction could result in community and economic
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benefits for the City, or provide basic raw materials for local
industry processes, road and other construction needs.
•

The presence of ecological resources, such as remnant
vegetation, habitat corridors, flora and fauna species which
contribute to the City’s network of ecological resources.

•

A landscape character assessment, identifying natural and
modified landscape features, the value of these features,
including the existing viewsheds to and from the site, and an
assessment of how the proposal will protect or enhance these
values and views.

iii.

Council may determine that the natural resources present on the site
present sufficient constraint on the land to warrant an application for
subdivision consent to be refused. Council may also determine that
the proposal should be altered to respond to these constraints, or may
apply conditions on the consent relating to rehabilitation, revegetation,
protection and/or use and management of the resources and values.

9.2.13 Additional Requirements for Subdivision within the RU5 Village Zone
Objectives
1.

To provide a low density subdivision pattern that enhances the Rural
Village character of the Tabletop and Lake Hume Villages.

2.

To provide for the use of alternative, approved waste water disposal
systems.

Controls
i.

New lots created are to incorporate a ‘depth to frontage’ ratio no
greater than 4 to 1, having regard to the purpose for which the land is
intended to be used.

ii.

Adequate public utility services must be available to each new lot
created within the RU5 Village Zone as required in Section 9.2.2,
9.2.4 and 9.2.5 above. In the absence of connection to a reticulated
sewerage system, connection to an alternative package treatment
plant may be approved for subdivision in this zone provided Council is
satisfied that the package treatment plant can achieve long term
financial and environmental viability without Council or other agency
involvement.

iii.

Each new lot is to have a frontage to a formed public road.

Notation
Clause 4.6 of the LEP provides flexibility in the subdivision of land in the RU5
Village Zone to create a lot of a size less than the minimum size shown on the
Lot Size Map.
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9.3

DEVELOPMENT IN THE RURAL ZONES
The objectives and controls relating to the development of land in the Rural Zones are
outlined in this Section. Development in the Rural Zones applies to all land uses listed
as permitted with or without consent in the Land Use Table of the LEP.
Notation
Clause 4.2B of the LEP identifies those circumstances under which the erection of a
dwelling house is permitted in the Albury LGA.
9.3.1

Building Siting and Design
Objectives
1.

To ensure dwelling houses and outbuildings do not detract from the
visual prominence of natural features on or surrounding the site.

2.
3.

To maximise the energy efficiency of the development.
To avoid development on environmentally constrained parts of the
site.

4.

To retain and promote design elements which contribute to the built
character of the City’s rural areas.

Controls
i.

House siting plans need to consider orientation with the main axis

ii.

House siting plans should consider direction of views and slopes,

lying East-West, where possible.
protection from winds, privacy and noise, vegetation and existing
trees, and the occupiers intended use and enjoyment.
iii.

Development on slopes greater than 27% or 15° is discouraged.

iv.

Buildings should be oriented to make appropriate use of solar energy,
be sited and designed to ensure energy efficiency of existing
dwellings is not unreasonably reduced.

v.

Living areas and private open space should be located on the North
side of development where practicable.

vi.

Developments should be designed so that solar access to North
facing windows is maximised.

vii.

Buildings should be constructed of materials, and using designs,
which improve thermal mass.

viii.

Buildings should provide for natural cross-ventilation.

ix.

A basic landscaping plan shall be submitted to Council. The plan
should show all existing trees within the building envelope. Indigenous
vegetation should be retained on the site, as far as practical.

x.

Applicants should ensure development meets the requirements of
Part 5 of this DCP, which relates to Tree Preservation.
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xi.

Where appropriate, dwellings should incorporate verandahs or

xii.

The roof space should be insulated and, where possible, ventilated to

pergolas in the design.
allow cross-flow air currents.
xiii.

The house and any ancillary structure location must comply with the
following:
•

Locating the house and/or ancillary structure away from steep
slopes which may be highly visible from a public road or
exposed against the hillside or skyline.

•

Minimising vegetation loss and maximising the use of existing
vegetation for house screening purposes.

Notation
Section 9.5 of this Part contains additional siting and design requirements for
development in the RU2 Rural Landscape Zone.
Clause 4.2B of the LEP identifies those circumstances under which the
erection of a dwelling house is permitted in the Albury LGA.
Refer to Appendix B of this DCP, which relates to Information Requirements
for Applications.
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.
9.3.2

Setbacks
Objectives
1.

To encourage consistency and uniformity in building setbacks.

2.

To ensure adequate separation between buildings on adjoining land.

3.

To protect streetscapes and rural vistas.

4.

To protect residential and rural amenity.

5.

To ensure the function of streets and roads are not compromised

6.

To protect watercourses.

Controls
Setbacks from Public Reserves, Local Roads & adjoining properties must be:
i.

A minimum setback of 20 metres to buildings adjoining public

ii.

A minimum setback of 10 metres to buildings from side and rear

reserves and local roads.
boundaries.
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Setbacks from Main Roads (including Wagga Road, Urana Road, Riverina
Highway, Hume Highway, Olympic Highway, Table Top Road/Old Sydney
Road, Jindera/Table Top Road) must be:
iii.

A building setback of 30 metres applies.

iv.

The first 15 metres from the road reservation is to be suitably
landscaped at the applicants expense.

Setbacks from Watercourses and Water Storages must be:
v.

100 metres from the Murray River.

vi.

100 metres from Lake Hume.

vii.

40 metres from any other watercourse.

Notation
Section 9.5 of this Part contains additional setback requirements for
development in the RU2 Rural Landscape Zone.
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.
9.3.3

Building Height
Objectives
1.

To control the scale of rural buildings in order to retain the visual
prominence of the natural features on or surrounding the site.

Controls
i.

No dwelling shall be erected with a height of more than two storeys or

ii.

All outbuildings ancillary to the dwelling are to be of single storey

8 metres above natural ground level.
construction and with a height of no more than 5.5 metres.
9.3.4

Building Materials
Objectives
1.

To reflect the colours and textures of the surrounding rural landscape
in the selection of materials and colours used in the development.

2.

To use development designs that complement items of heritage
significance on the site or on adjoining lands.
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Controls
i.

Applicants should incorporate the use of natural colours that reflect
soils, timbers and vegetation.

ii.

The following key building materials prevail in the area:
•

Bricks: Generally, Council prefers the use of red, light brown
or earth toned coloured bricks, either standard or tumbled.

•

Timber: Timbers such as treated pine, cedar or redwood are
suitable for rural areas, especially if stained or oiled in natural
colours.

•

Masonry blocks: Traditional grey blocks are now often
rendered with cement and can be painted in earthy colours.

•

Mud bricks: Verandahs should be used with mud brick
structures for adequate weather protection.

•

Cement sheets: Are satisfactory if painted in a colour suited to
the surrounding environment.

iii.

Colorbond, zincalume and tiles are all suitable roofing materials if
matched with the appropriate building style, setting and building
materials. Other roof materials such as unpainted galvanised iron are
acceptable if being used to match existing materials.

iv.

New work (alterations or additions) to any heritage item should
respect the building fabric and significance of that item. Refer to Part 7
of this DCP, which relates to Heritage Conservation for guidance on
development proposals involving heritage items.

v.

Development in the vicinity of a heritage item should complement the
original item by its form, scale, proportions, materials and colours.
This can be achieved by using modern design with a careful blend of
traditional and modern materials.

Notation
Section 9.5 of this Part contains additional design requirements for
development in the RU2 Rural Landscape Zone.
9.3.5

Energy Alternatives
Objectives
1.

To maximise opportunities to conserve energy through the siting of
buildings and the positioning of other built and landscaping features
on a rural property.

Controls
i.

Buildings should be orientated to maximise the effective use of the
sun for solar energy.

ii.

Dam placement should be higher than the house site where possible
to use gravity feeding and avoid the need for electric pumps.
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iii.

Shading of buildings in summer time by proper landscaping will
improve comfort in the house and reduce the need for mechanical
cooling.

9.3.6

Ancillary Structures
Objective
1.

To encourage the coordinated siting and visual appearance of rural
buildings.

Controls
i.

Ancillary structures such as water tanks, garages, farm sheds and
similar structures should form part of the overall site planning to
ensure an attractive and functional grouping of buildings.

ii.

Colours, style and general proportions of farm storage sheds, as well
as the garages, should be complementary to the design of the main
dwelling.

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.
9.3.7

Bushfire Protection
Bushfire Protection for rural development must be in accordance with the
controls contained within Section 9.2.7.

9.3.8

Services
Wastewater Management
Wastewater management for rural development must be in accordance with
the controls contained within Section 9.2.3.
Water Supply
Water supply for rural development must be in accordance with the controls
contained within Section 9.2.4.
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Existing Service Lines
Existing service lines for rural development must be in accordance with the
existing service line controls contained within Section 9.2.5.
9.3.9

Incompatible Uses
The popularity of rural lifestyle opportunities has resulted in residential
development locating in rural areas adjacent to land used for primary industry.
Where dwelling houses are proposed to be located in rural areas Council will
need to be satisfied that normal farming practices on adjacent land are not
inhibited. Measures may be required to ameliorate potential conflicts between
rural residents and primary producers.
Objectives
1.

To provide for rural living opportunities which do not reduce the

2.

To reduce potential land use conflicts between land use activities on

potential for productive primary industries to operate.
Rural and other surrounding zones.
3.

Provision is to be made for appropriate buffers from possible sources
of noise, odours and emissions.

Controls
i.

Dwelling houses should be located the maximum practical distance,
taking into account lot configurations, property characteristics and all
other development influences, from nearby rural and environmental
activities that can generate noise, dust, odour and chemical spray
drift.

ii.

In consideration of the appropriate buffer, restrictions upon aerial
spraying within 150 metres of the curtilage of a dwelling house are to
be enforced through any development plans in compliance with the
Pesticides Act 1999.

iii.

A vegetation “biological” buffer is required for spray drift of chemicals
applied by ground based jets or boom sprays.

iv.

The buffer should:
•

Have a minimum width of 30 metres and attain a height of up
to 15-20 metres.

•

Comprise a range of fine leaf native trees and shrubs, in a
variety of shapes with leaf cover to the ground level and
located in a manner that provides for airflow through the buffer
vegetation, not as an “impermeable” windbreak.

Page 9-21

Albury DCP 2010

•

Use vegetation with a mature height at least 1.5 times the
height of the adjacent spray.

•

Use plant species and varieties that are locally indigenous to
the Albury area.

•

Be maintained to provide an effective buffer at all times,
including replacing dead or dying plants as required.

Notation
Appendix I 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.
9.4

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 with Murray Regional
Environmental Plan No 2 (MREP No 2).
Objective
1.

To conserve and protect Riverine corridors, including native vegetation.

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.

ii.

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.
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9.5

ADDITIONAL DEVELOPMENT CONSIDERATIONS IN THE RU2 RURAL
LANDSCAPE ZONE
Objectives
1.

To maintain the visual prominence of the surrounding landscape as part of
development/s within the RU2 Rural Landscape Zone.

2.

To ensure building designs respond to the rural environment and to the

3.

To incorporate appropriate landscaping as an integral part of new

character of any significant existing buildings.
development/s using local native species in a manner that reinforces the
identity of the landscape.
9.5.1

Development Siting and Design
Controls
i.

The siting of any development should not be visually prominent when
viewed from public areas and roads within the RU2 Rural Landscape
Zone (Refer Figure 9.1).

Figure 9.1

ii.

Major ridges and high points should be free of development so as not
to interrupt the natural skyline, as illustrated in Figure 9.2.

Figure 9.2
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iii.

A visual assessment addressing provisions (i) and (ii) above,
comprising a photographic survey, should be supplied as part of any
development application.

iv.

The front setback from the road boundary for all new built
development is to be a minimum of 75 metres.

v.

The side setback from adjoining property boundaries for all new built
development is to be a minimum of 50 metres.

vi.

The standards at (iv) and (v) above may be varied in the following
circumstances and subject to Council approval:
•

To

avoid

development

directly

impacting

sensitive

environmental features or topographical constraints.
•

To comply with statutory chemical/noise spray drift separation
distances. Refer to Section 9.3.2 of this Part.

vii.
9.5.2

Large expanses of glazing shall be avoided.

Landscaping
Controls
The landscaping plan for a proposed development shall as a minimum:
i.

Consider suitability of landscaping to soils and climate.

ii.

Attempt to enhance positive aspects of the development and screen
aspects with a detrimental visual impact.

iii.

Be clumped, not planted in rows and should avoid single species.

iv.

The establishment or reinforcement of native vegetation corridors
should also be pursued where possible.

Notation
Refer to Appendix B of this DCP, which relates to Information Requirements
for Applications.
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.
9.5.3

Special Development Restrictions in South Albury
Objectives
1.

To prevent further dwelling house development upon the identified
land due to the risk of flood inundation and existing incompatible
primary production activities.
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Controls
i.

Dwellings are not permitted within the RU2 Rural Landscape Zone in
South Albury shown in Figure 9.3.

ii.

The restriction on dwellings in this area is due to the following factors:
•

The land being on the floodplain of the Murray River, and
specifically within the 1 in 100 year flood area.

•

The present arrangement of numerous small parcels of land
with individual titles.

•

The isolated nature of the land titles within the floodplain, and
the likely significant impact upon emergency services
resources which would eventuate during a flood event, should
the land be developed.

•

The changes in flood levels which may arise due to the
construction of the adjacent Albury Wodonga Hume Freeway.

•

The presence of a continuing extractive industry in the
southern portion of the area.

•

The scenic qualities of the (presently undeveloped) land.
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Figure 9.3
SOUTH ALBURY RU2 RURAL LANDSCAPE ZONE
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9.6

DEVELOPMENT OF CATTLE FEEDLOTS OR PIGGERIES
The development of cattle feedlots and piggeries has the potential to impact on the
environment, particularly in relation to effluent disposal, impacts on surface and
groundwater, land degradation and odour. Council shall require an application for
development consent for cattle feedlots or piggeries to be assessed in accordance
with the requirements of State Environmental Planning Policy No. 30—Intensive
Agriculture.
Objectives
1.

To define the size of establishments that should be assessed.

2.

To provide for public participation in the consideration of development

3.

To ensure that, in determining a development application for cattle feedlots or

applications for cattle feedlots or piggeries.
piggeries, various matters have been addressed.
Controls
i.

Development consent for cattle feedlots having a capacity to accommodate 50
or more head of cattle, and piggeries having a capacity to accommodate 200
or more pigs or 20 or more breeding sows require development consent.

ii.

Council shall process the application in accordance with the requirements of
State Environmental Planning Policy No. 30—Intensive Agriculture, including
the procedures for public participation.

iii.

A Statement of Environmental Effects shall be prepared in accordance with
the Environmental Planning and Assessment Act, 1979, to accompany a
development application and must include a description of the design features
of the proposed feedlot or piggery and an outline of proposed management
practices intended to address the matters set out in State Environmental
Planning Policy No 30—Intensive Agriculture.

iv.

In determining the application, Council shall consider:
•

The adequacy of the information provided in the Statement of
Environmental

Effects

or

Environmental

Impact

Statement

accompanying the development application.
•

The potential for odours to adversely impact on the amenity of
residences or other land uses within the vicinity of the site.

•

The potential for the pollution of surface water and ground water.

•

The potential for the degradation of soils.

•

The measures proposed to mitigate any potential adverse impacts.

•

The suitability of the site in the circumstances.

•

Whether the applicant has indicated an intention to comply with
relevant industry codes of practice for the health and welfare of
animals.
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•

The consistency of the proposal with, and any reasons for departing
from, the environmental planning and assessment aspects of any
guidelines for the establishment and operation of cattle feedlots or
piggeries published by the Department of Agriculture and approved by
the Director of Planning.

9.7

DEVELOPMENT OF BED AND BREAKFAST ACCOMMODATION
Notation
For the purposes of this Section, Bed and breakfast accommodation is defined
within the dictionary of the LEP.

Objectives
1.

To minimise the potential traffic, noise and amenity impacts of bed and

2.

To ensure the size of proposed bed and breakfast accommodation sites are

breakfast accommodation in established rural residential areas.
sufficient to fully accommodate their normal operational requirements.
9.7.1

Site Selection and Management
Controls
i.

Bed and breakfast accommodation is only to be located in a dwelling
house. Council will not consider applications for this use within multi
dwelling housing or residential flat buildings, due to the likelihood of
traffic, noise and other amenity impacts for surrounding residents.

ii.

Bed and breakfast accommodation shall be located on a site that has
a total area of 1,200m² or greater.

iii.

Bed and breakfast accommodation must be operated by the
permanent resident of the dwelling house but this need not be the
owner of the property.

iv.

Each paying guest shall reside at the establishment for not less than
one day and not more than fourteen days in any month.

v.
vi.

There must not be more than six (6) visitor residents at any one time.
The dwelling house must be connected to sewer. However,
consideration may be given to lots of more than 2 hectare in size with
appropriate on-site effluent disposal.

vii.

Any works to allow the use of the dwelling house for bed and
breakfast accommodation must be consistent with the predominant
character of the street and adjoining development.
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9.7.2

Car Parking
Controls
i.

Car parking shall be provided in accordance with Part 17 of this DCP,

ii.

No bed and breakfast accommodation shall operate so as to generate

which relates to Off Street Car Parking.
additional on street car parking than that already present.
iii.

Guest vehicles should enter and leave the property in a forward

iv.

Off-street car parking should be constructed and landscaped so as to

direction.
reduce, as far as possible, the noise of vehicles entering and leaving
the property.
v.

Car parking spaces are not permitted within the front setback area,
however one stacked car park may be considered. Consideration will
be given to varying the location where it is desirable for environmental
reasons.

vi.
9.7.3

Any visitor parking must be clearly identifiable and easily accessed.

Signage
Controls
i.

Business signage for bed and breakfast accommodation shall be
provided in accordance with Part 16 of this DCP, which relates to
Outdoor Advertising.

Notation
Managers of bed and breakfast accommodation should give careful
consideration to the expectations of adjoining landowners. Attention should
be paid to minimise the disturbance to neighbours of late night arrivals and
early morning departures of visitors.
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10

DEVELOPMENT IN THE RESIDENTIAL ZONES
10.1

INTRODUCTION
Historically, Albury has enjoyed a variety of housing stock, styles and designs, across
a number of zones within the City. Densities tend to be generally low scale in nature,
and this is particularly true of those areas located away from the CBD Cores of Albury
and Lavington.
This Part applies to the R1 General Residential, R2 Low Density Residential, R3
Medium Density Residential and R5 Large Lot Residential Zones and any other zones
where residential type development is proposed. This Part also applies to the
subdivision of land intended for residential development.
Land use and development in the Residential Zones includes both residential and
other compatible uses such as bed and breakfast accommodation, child-care centres,
places of public worship, home businesses, educational establishments, aged and
disabled persons accommodation, health services facilities, parks, neighbourhood
shops and public utilities. Each of these uses contributes to the overall liveability of the
Residential Zones and must be designed to be compatible with residential living. This
means that the design and siting of buildings and the operation of a land use must not
adversely affect the amenity of residents.
Where development consent is required, any development located in the Residential
Zones 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.
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.

10.2

RESIDENTIAL ZONES
The main objective of the Residential Zones is to identify land for residential and
residential compatible uses.
The LEP provisions facilitate various categories of residential development in a
manner consistent with the intended density outcomes for each zone. In this regard
the LEP provisions indicate the categories of development which are permitted without
consent, permitted with consent or prohibited in each zone. The residential
development and subdivision controls outlined in this Part apply within all zones where
the subject development or subdivision is permitted, with or without consent. The
controls also apply where residential development may be permitted, with or without
consent, in other non-residential zones.
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10.3

RESIDENTIAL SUBDIVISION
10.3.1 Residential Subdivision – Lot and Road Layout
Objectives
1.

To encourage a diversity of lot sizes, housing forms and densities.

2.

To provide a range of lot sizes to suit a variety of dwelling and
household types, with areas and dimensions that meet user
requirements.

3.

To

provide

lots

with

areas

and

dimensions

which

protect

environmental features and take account of site constraints.
4.

To identify appropriate opportunities for higher residential densities in

5.

To provide residential land buyers with more certainty as to the types

circumstances where the land use zoning permits.
of development that may be proposed within their street.
6.

To assist in facilitating an appropriate and aesthetic interface between
the built edge and arterial roads, buildings are encouraged to front
and address the arterial roads through the provision of service roads
(where appropriate).

Controls
i.

The minimum lot size for dwelling house purposes must comply with

ii.

Greenfield subdivisions, shall be consistent with local and district

Clause 4.1 and the Lot Size Map of the LEP.
structure plans adopted for the subject locality. In the absence of such
plans, Council may require the proponent to prepare a structure plan,
or contribute to the cost of preparing a structure plan, prior to granting
consent to a subdivision proposal. For the purposes of this DCP, a
greenfield subdivision is defined as the subdivision of any land title, or
the aggregate of more than one land title, equal to or greater than
2

10,000m . Council may waive this requirement, if it is satisfied that
integration of the proposed subdivision with the surrounding locality
can be achieved in the absence of structure planning.
iii.

Greenfield subdivisions shall contain a variation in lot sizes and
locations for dwelling houses, multi-dwelling developments, attached
dwellings or residential flat buildings shall be provided, with medium
density development generally located adjacent or in proximity to
commercial and community facilities, major public and private
transport routes and adjacent to linear open spaces which provide
access to the central elements of the pedestrian and cycle network.

iv.

Greenfield lots and street layouts shall be designed to achieve
pedestrian, cycle and vehicular permeability, legibility, safety and long
term urban design flexibility, in addition to integrated transport and
land use

planning outcomes, sustainability objectives

(during
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construction and post-construction), water and energy efficiency
design initiatives, including orientation, dimensions and configuration
of lots to maximise solar access.
v.

Greenfield subdivisions shall include a drainage management plan,
including water sensitive urban design measures, to maximise the reuse of stormwater and/or convey stormwater in a manner which
reduces the rate of flow and improves the quality of water discharged
into receiving or storage bodies. This may include underground
stormwater storages in road reserves for irrigating landscaped areas.

vi.

Greenfield subdivisions shall provide sufficient and centrally located
lots for the development of commercial and community facilities, in
accordance with structure plans for the locality.

vii.

Proposed subdivisions in greenfield areas (excluding land listed in this
DCP or within the LEP which is subject to special low density
residential subdivision controls) are to nominate 10% of all lots as
potential multi dwelling housing and residential flat building sites.

viii.

Building envelopes are to be defined on subdivision plans where zero

ix.

The following minimum lot widths and areas apply to detached

setbacks area proposed for lots less than 600m² in area.
dwelling lots (Table 10.1).
Table 10.1
Minimum

Minimum

Width

Area

Non-corner lots

15 metres

450m

Corner lots

15 metres

500m

Battle-axe lot (within the lot – not

15 metres

500m

25 metres

1200m

Corner and non-corner lots

25 metres

-

Battle-axe lot (within the lot – not

25 metres

-

Lot Type
2

450m² - 1,500m lot size area
2
2
2

including the access handle)
Lots containing land where slopes

2

exceed 12%
Greater than 1,500m² lot size area

including the access handle)

x.

Despite control (ix), Clause 4.1A of the LEP enables the subdivision of
land less than the minimum lot size, where a development consists of
the concurrent subdivision of land into 2 or more lots and erection of a
single detached dwelling on each lot created by the subdivision.

xi.

Nominated multi dwelling housing sites within greenfield subdivisions,
approved by the Council prior to the commencement of this DCP, are
not required to comply with the minimum lot widths in Table 10.1. All
other provisions, however, are to be fully satisfied.
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xii.

Nominated multi dwelling housing and residential flat building sites
within greenfield subdivisions, approved by the Council after the
commencement of this DCP, must comply with the minimum lot widths
in Table 10.1.

xiii.

Proposed multi dwelling and residential flat building sites are generally
not to be irregular in shape or have uneven boundary lengths.
Innovative use of sites with irregular boundaries, however, may be
negotiated at pre-application meetings.

xiv.

For battle-axe lots, the minimum access handle width is to be 3.5

xv.

Shared access handles must be a minimum of 5 metres in width.

xvi.

No more than 2 battle-axe lots should adjoin one another, or share an

metres and the maximum length to the handle is to be 30 metres.

access handle.
Notation
Council discourages the creation of battleaxe lots, unless it can be
demonstrated

that

the

subdivision

site

characteristics

and

configuration constrain the provision of full street frontage to all lots.
Clause 4.2A of the LEP prevents the creation of additional
opportunities for dwellings on undersized lots by prohibiting strata and
community title subdivisions that would create a lot of a size less than
the minimum size shown on the Lot Size Map in relation to land in the
R2 Low Density Residential and R5 Large Lot Residential Zones.
xvii.

Asset Protection Zones for development(s) in Residential Zones must
not extend into any neighbouring E2 Environmental Conservation or
E3 Environmental Management Zones. Exceptions are shown in
Figure 8.1 of Part 8 of this DCP.

10.3.2 Residential Subdivision - Lot and Road Orientation
Objectives
1.

To have regard to energy conservation principles in the orientation of

2.

To maximise the opportunity for the Northern orientation of lots.

3.

To provide a subdivision layout where at least 70% of the lots will

lots.

have favourable solar orientation.
4.

To allow dwelling orientations to respond to streetscape.

5.

To maximise opportunities for energy efficiency through subdivision
design/s and resulting dwelling/s.

Controls
i.

The long axis of lots should be located within the North 20° West to
North 30° East orientation range when fronting roads running northsouth and within the East 20° North to East 30° South orientation
range when fronting roads running east-west.
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ii.

At least 70% of lots in a subdivision are to have a northern orientation.

iii.

Lots orientated in a North-South direction (i.e. having an East-West
road) can provide good solar access to yards and living areas. These
lots can also be longer and narrower than regular lots. See Figure
10.1.
Figure 10.1

iv.

Lots that are orientated in an East-West direction (i.e. having a NorthSouth road) should have a width greater than its length to provide
greater opportunity for solar access to yards and living areas. See
Figure 10.2.

Figure 10.2
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10.3.3 Residential Subdivision - Public Open Space
Objectives
1.

To provide a highly accessible mix of local and district public open

2.

To ensure public open space, of appropriate quantity and quality, is

space areas and community facilities.
provided to meet the recreational and social needs of the community.
Controls
i.

A public open space network shall be provided which protects areas
of significant habitat, other ecological or significant environmental
features, places and items of archaeological or cultural heritage value,
damplands, wetlands and watercourses - preserved, rehabilitated, or
constructed, and how these relate to a drainage management plan.
Sufficiently located and dimensioned areas within the open space
network should be available for usable public access to formal and
informal

recreation

facilities.

Proposals

should

contain

linear

arrangements within the network designed to create permeability and
connectivity, and provide interface treatments between the network
and other land uses.
ii.

All detached dwelling subdivisions and most multi dwelling housing
and residential flat building proposals will result in the Council levying
developer contributions under Section 94 of the Environmental
Planning and Assessment Act 1979 and Section 64 of the Local
Government Act, 1993. The Council’s Section 94 Development
Servicing Plan fully details the relevant contributions.

iii.

In the case of detached dwelling subdivisions, an open space
contribution may be set aside by the Council, in whole or in part,
where the physical public open space is not considered sufficient
within the proposed subdivision.

iv.

Persons wishing to dedicate land in lieu of contributions should first

v.

The dedication of land will be assessed according to the following

discuss the proposal with Council.
criteria:
•

A Council plan or DCP which outlines the provision and
location of future open space areas.

•

The developer contribution plan relating to open space.

•

The size and proximity of other open space areas to the
subject land, and the travel paths between them.

•

The existing attributes of the land (e.g. views, vegetation,
natural features) and any negative features of the land (e.g.
size, shape, location, maintenance costs).

•

Dual usage of the land for drainage purposes and/or
easements.
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10.3.4 Residential Subdivision - Utilities and Infrastructure
Objectives
1.

To ensure all public utilities for the development of new lots are

2.

To provide potable water, sewerage, drainage and garbage collection

adequately planned as part of the subdivision stage.
services for the maintenance of public health.
3.

To ensure the provision of utilities and infrastructure meets minimum
standards.

Controls
i.

A Drainage Management Plan shall be provided by the proponent,
which includes water sensitive urban design measures used to
maximise the re-use of stormwater and/or convey stormwater in a
manner which reduces the rate of flow and improves the quality of
water discharged into receiving or storage bodies. This may include
underground stormwater storages in road reserves for irrigating
landscaped areas.

ii.

AlburyCity Council is the responsible water and sewerage authority.
The Council’s requirements for those services, as well as stormwater
provision and road construction, are provided in the document
AlburyCity Engineering Guidelines for Subdivisions and Development
Standards. Utilities and infrastructure shall be provided in accordance
with these standards and the NSW Rural Fire Service Planning for
Bushfire

Protection

Guidelines,

in

addition

to

the

following

supplementary standards and requirements. For more information,
contact the Council.
iii.

Utilities and infrastructure provision in the R5 Large Lot Residential
Zone must comply with Part 9 of this DCP, which relates to
Development in Rural Zones, in particular Section 9.2.2, 9.2.3, 9.2.4
and 9.2.5, which relates to rural services.

iv.

Evidence should be provided to Council stating that adequate network
capacities for electricity, natural gas and telephone services exist.
The relevant service providers should be contacted for their servicing
requirements.

v.

Council shall only grant subdivision consent where it is satisfied that
the provision of utility service and community infrastructure would be a
logical extension of the existing network and/or servicing program.

Notation
Clause 7.6 of the LEP requires that development consent must not be granted unless
Council is satisfied that adequate arrangements have been made regarding the supply
of water, electricity, roads, stormwater drainage and the disposal and management of
sewage for that development.
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10.3.5 Residential Subdivision - Street Network
Objectives
1.

To provide a road network that places a high priority upon vehicular

2.

To require sealed footpaths and public lighting, so as to improve

and pedestrian safety, public transport, and connectivity.
access and safety for pedestrians and people with a disability.
3.

To ensure the provision of a network of roads and streets that meets
minimum standards.

Controls
i.

A Traffic Impact Assessment and Traffic Management Plan shall be
provided by the proponent that provides for a proposed road system
and its integration into the City-wide transport system, and (in the
context of integrated transport and land use planning principles)
includes measures deployed to encourage transit and pedestrian
oriented development.
All requirements for the width and construction of roads shall be in
accordance

with

the

Council’s

Engineering

Guidelines

for

Subdivisions and Development Standards and the NSW Rural Fire
Service Planning for Bushfire Protection Guidelines, in addition to the
following supplementary standards and requirements.
The

AlburyCity

Engineering

Guidelines

for

Subdivisions

and

Development Standards contains requirements for the width of new
roads to be undertaken in consultation with Council and generally in
accordance with Table 10.2 below:
Table 10.2 - Road Standards, Urban Street Network
Classification of
Road

Local
Distributor

Collector

Local
Access

Cul-DeSac &
minor
access

Maximum traffic
Volume
(vehicles/day)

5000-7000

3000

1000

150

500-750

300

100

15

Carriageway Width
(m)

13

11

8

6

Footway Width (m)

2 x 5.5

2 x 5.5

2 x 3.5 or
2x 5.5

2 x 3.5

Road Reserve (m)

24

22

15

13

Number of
dwellings
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Classification of
Road

Local
Distributor

Collector

Local
Access

Cul-DeSac &
minor
access

2 Moving
Parking

2 Moving
Intermittent
Parking

2 Moving
Intermittent
Parking

2 Moving
Intermittent
Parking

Maximum desirable
speed (km/h)

60

50

20-30

15-25

Maximum design
speed (km/h) (for
sight distance
calculations)

60

60

40

30

Footpaths

Both sides

Both sides

One side

Not
required

Cycle Ways

2.5m wide
shared
cycleway
footpath on
one side

Marked

On road
shared

On road
shared

150 mm high
integral
barrier

150 mm
high
integral
barrier

Integral
barrier or
semi
mountable

Semi
mountable

Lane Provision

Kerb and Channel

NB

Roads used as bus routes are usually designed to local
distributor standards, i.e. 13-metre carriageway width or
provision for two moving and two parking lanes.

Notation
Table 10.2 is an extract of the AlburyCity Engineering Guidelines for
Subdivisions and Development Standards and has been provided in
the interests of making relevant information available to assist the
preparation of development applications for residential subdivision.
Please note that this table may be revised without notice subject to
any review and/or amendment to the AlburyCity Engineering
Development Standards.
ii.

Standard road widths are measured between kerb inverts as shown
on the standard drawings.

iii.

Cul-de-sac or court roads that service 15 or more dwelling sites are to
be provided with paved or sealed parking spaces (6 metres x 2.5
metres) within the road reserve (but not within the carriageway) for
50% of the dwelling sites. The parking spaces are to be accessible by
semi-mountable kerb.

iv.

Within greenfield subdivisions, a 1500mm wide, 80mm deep,
reinforced concrete footpath is to be provided at the developer’s
expense along the length of new roads constructed. All points of an
intersection are to have pram ramps constructed into the kerb, also at
the developer’s expense. The Council will determine, by condition of
consent, the footpath and pram ramp locations.
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Notation
The developer need not construct the required footpath until 75% of
the lots in the subdivision have been developed. The Council will
accept a bond for the value of the work to facilitate this requirement
and timing of construction.
10.3.6 Residential Subdivision - Bicycle Path Network
Objectives
1.

To provide opportunities for a range of non-vehicular transportation in
order to access local and district public open space areas, commercial
and community facilities and other local destinations.

2.

To encourage the use of other transport modes as an alternative to
motor vehicle transport.

Controls
i.

The Council has an established bicycle path network within the City,
and this network is being progressively expanded via the annual
Works Program. New bicycle paths shall be provided to integrate with
Council’s existing and planned future bicycle path network.

ii.

The provision of an off-carriageway (shared) bicycle path or oncarriageway designation may be required for residential subdivisions
located in proximity to the identified bicycle network and pedestrian
generating land uses including schools, neighbourhood shops, open
space and public reserves and facilities.
Notation
AlburyCity staff are available to assist in any enquiries regarding the
Council’s bicycle path network.

10.4

RESIDENTIAL DEVELOPMENT – DWELLING HOUSES
10.4.1 Dwelling Houses
Dwelling houses are defined in the LEP as a building containing only one
dwelling. The residential areas of Albury are predominantly characterised by
this form of development, interspersed and supported by a range of residential
compatible uses.

The controls in this Section are in place to ensure the

ongoing amenity of existing residential areas and to create pleasant and
environmentally friendly residential developments in the growing parts of the
City.
Notation
Clause 4.2B of the LEP identifies those circumstances under which the
erection of a dwelling house is permitted in the Albury LGA.
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10.4.2 Dwelling Houses – Building Siting and Design
Notation
Section 10.4.5 of this Part contains siting and design requirements for
development in the R2 Low Density Residential and R5 Large Lot Residential
Zones.
Objectives
1.

To promote consistent, coordinated and attractive streetscapes
through consistent application of setback provisions.

2.

To discourage garages and carports which dominate the appearance
of dwellings.

3.

To site buildings to meet projected user requirements for privacy and
daylight access.

4.

To site and design buildings to promote energy efficiency.

5.

To ensure the scale, height and length of a building and walls relative
to front, side and rear boundaries are appropriate to the surrounding
residential character.

6.

To site buildings to take account of site features, constraints and
hazards.

Controls
Energy Efficiency
i.

Buildings should be oriented to make appropriate use of solar energy,
be sited and designed to ensure energy efficiency of existing
dwellings is not unreasonably reduced.

ii.

Living areas and private open space should be located on the North
side of development where practicable.

iii.

Developments should be designed so that solar access to North

iv.

Buildings should be articulated with appropriate vertical and horizontal

facing windows is maximised.
variations to ensure an appropriate year round variation of shade and
sunlight according to the heating/cooling needs and shadow patterns
across glazed surfaces during seasonal changes through the year.
v.

Buildings should be constructed of materials and using designs which
improve thermal mass.

vi.

Buildings should provide for natural cross-ventilation.

Front Setback
vii.

The minimum setback required between the front boundary and the
forward wall must be:
•

4 metres;

•

the building envelope;
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•

the average of the setback of the structures on either side of
the subject property; or

•

any setback specified for the relevant land by Section 10.15 –
Area Specific Development Plans;

whichever produces the greater setback.
Side Setbacks
viii.

The minimum setback required from the side boundaries to the
nearest external wall (excluding eaves) of the dwelling house must be:
•

0.9 metres;

•

the building envelope; or

•

any setback specified for the relevant land by Section 10.15 –
Area Specific Development Plans;

whichever produces the greater setback.
Rear Setbacks
ix.

The minimum setback required from the rear boundary to the nearest
external wall (excluding eaves) of the dwelling house is 2 metres,
unless otherwise specified by a building envelope or Area Specific
Development Plan referred to in Section 10.15.

Garage Setback
x.

Garages must be set back from the primary street boundary frontage
at least 0.5 metres behind the forward most wall of the dwelling
house.

Open Carport Setback
xi.

The minimum setback required from the primary street boundary
frontage to the carport is 3.5 metres.

Corner Lot to Secondary Streets
xii.

The minimum setback required from the secondary street boundary of
the site to the forward most wall (excluding balconies, verandahs and
like structures) of the dwelling house area is 2 metres.

xiii.

Garages must be set back from the secondary street boundary at
least 0.5 metres behind the forward most wall of the dwelling house.

xiv.

The minimum setback required from the secondary street boundary of
the site to an open carport is 1 metre.

Build to Boundary (zero setbacks)
xv.

A wall with a zero setback is to be of masonry construction, have no
openings, have a total height of not more than 3 metres, have an
unbroken length of not more than 10 metres, and have a maximum
length of 15 metres - provided that the wall contains at least one break
of 3 metres. For an example see Figure 10.3.
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Figure 10.3

xvi.

The wall with the zero setback shall not front a public road.

xvii.

Notwithstanding any other provision of this DCP, a dwelling adjacent
to a wall with a zero setback is to be set back 1.5 metres from the
common boundary. A garage or carport in this situation may be set
back 1 metre from the common boundary.
Notation
Infill dwellings in established areas may not be able to meet the zero
setback requirement.

xviii.

Zero setbacks will only be considered for two storey development,
where the ground floor wall has the zero setback and the second
storey is set back at least 2 metres from the common boundary.

xix.

Zero setback walls are only to be located on the side boundary of lots.

xx.

Zero setback walls are generally to face south, within the range South
30° East to South 30° West.

xxi.

The various setbacks for corner and non-corner sites are shown
diagrammatically in Figure 10.4 below.

xxii.

Asset Protection Zones for development(s) in a Residential Zone must
not extend into any neighbouring E2 Environmental Conservation or
E3 Environmental Management Zones. Exceptions are shown in
Figure 8.1 of Part 8 of this DCP.
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Figure 10.4
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10.4.3 Dwelling Houses – Private Open Space
Objectives
1.

To provide the potential for each lot to be landscaped to the benefit
and amenity of occupants, to reinforce the environmental attributes of
the neighbourhood and to enhance the streetscape.

2.

To ensure that development has sufficient site area to provide useable
private open space to meet reasonable requirements for outdoor
activities and use and car access.

3.

To provide a satisfactory balance between open space and buildings.

Controls
i.

At least 30% of each lot is to be unbuilt upon private open space area.
Private

open

space

includes

driveways,

pathways,

outdoor

entertainment/cooking areas, sheds less than 30m² in floor area; and
pergolas

(covered

or

otherwise),

terraces,

balconies,

shade

structures, awnings or other impertinences which are designed to
extend the living area of the dwelling.
ii.

Of the 30% unbuilt upon area, a minimum of 35m² primary open
space is to be provided, with minimum dimensions of 5 metres x 7
metres, directly accessible from the living room, lounge room, meals
room, kitchen or similar room of the dwelling. In the event the primary
open space area is covered, it shall remain unenclosed on at least
one complete length of wall.

iii.

The primary open space area is generally to have a maximum grade
of 10% (1 in 10).

10.4.4 Dwelling Houses – Car Parking
Objectives
1.

To ensure that parked vehicles do not obstruct the passage of
vehicles on the carriageway or create traffic hazards.

2.

To ensure that facilities do not detract from streetscape amenity and
surveillance of the street.

Controls
i.

Each detached dwelling is to be provided with designated car spaces
behind the front building line (forward most wall) in accordance with
the standards outlined in Part 17 of this DCP, which relates to Off
Street Car Parking.
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ii.

Car parking is to be provided at the rate of 1 space per 1 and 2
bedroom dwelling house, and 2 spaces per 3 or more bedroom
dwelling house.

iii.

Single garages are to be at least 3 metres wide (between the internal
piers) and 6 metres in length.

iv.

Double garages are to be at least 6 metres in length.

v.

The maximum width of a fully enclosed garage structure that faces a
public road is to be 7 metres, or 50% of the width of the property
frontage to that public road, whichever is the lesser.
Notation
The Council discourages triple fronted garages, unless the garage or
building design significantly reduces the bulk and monotony of the
structure.

vi.

The footpath crossing of a residential driveway is to be a minimum of
2.5 metres wide. Vehicular crossovers generally are to follow
AlburyCity Engineering Guidelines for Subdivisions and Development
Standards.

10.4.5 Dwelling Houses – Building Siting and Design in the R2 Low Density
Residential and R5 Large Lot Residential Zones
Objectives
1.

To

promote

consistent,

coordinated

and

attractive

large

lot

development character through consistent application of setback
provisions.
2.

To site buildings to meet projected user requirements for privacy and
daylight access.

3.

To site and design buildings to promote energy efficiency.

4.

To ensure scale, height and length of a building and walls relative to
front, side and rear boundaries are appropriate to the large lot
development character.

5.

To site buildings to take account of site features, constraints and
hazards.

Controls
i.

Dwelling houses located in the R5 Large Lot Residential Zone shall
comply with the requirements of Section 9.3.1 (Rural Development Building Siting and Design) and this Section.
Where there is an inconsistency between this Section and Section
9.3.1 of this DCP applying to the R5 Large Lot Residential Zone, then
Section 9.3.1 shall prevail.
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Front Setback (Including Garages and Carports)
ii.

The minimum setback required between the front boundary and the
forward wall must be:
•

10 metres;

•

the building envelope; or

•

any setback specified for the relevant land by Section 10.15 –
Area Specific Development Plans;

whichever produces the greater setback.
Side Setbacks
iii.

The minimum setback required from the side boundaries to the
nearest external wall (excluding eaves) of the dwelling house must be:
•

5 metres;

•

the building envelope; or

•

any setback specified for the relevant land by Section 10.15 –
Area Specific Development Plans;

whichever produces the greater setback.
Rear Setbacks
iv.

The minimum setback required from the rear boundary to the nearest
external wall (excluding eaves) of the dwelling house is 10 metres,
unless otherwise specified by a building envelope or Area Specific
Development Plan referred to in Section 10.15.

Corner Lot to Secondary Streets
v.

The minimum setback required from the secondary street boundary of
the site to the forward most wall (excluding balconies, verandahs and
like structures) of the dwelling house is 5 metres.

vi.

Garages must be set back from the secondary street boundary at
least 5 metres behind the forward most wall of the dwelling house.

vii.

The minimum setback required from the secondary street boundary of
the site to an open carport is 5 metres.

Build to Boundary (zero setbacks)
viii.

Buildings at boundaries (zero setbacks) are not permitted in the R2
Low Density Residential Zone and R5 Large Lot Residential Zone.

10.4.6 Building Materials in the Residential Zones
Applicants should be aware that some building materials, such as reflective
glazing or zincalume/galvanised iron roofing, have the potential to adversely
affect adjoining persons. The use of these materials will not be permitted
except where it can be demonstrated that the materials will have a minimal
effect upon adjoining persons.
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10.4.7 Fencing in the Residential Zones
Most fencing within the Residential Zones does not require the Council’s
approval, and are classified as Exempt Development. The exact requirements
for

Exempt

Development

fence

types

are

contained

within

State

Environmental Planning Policy (Exempt and Complying Development Codes)
2008.
All fencing that does not fully satisfy the conditions within State Environmental
Planning Policy (Exempt and Complying Development Codes) 2008 will
require development consent.
Notation
Greater attention is paid by Council to fencing within Heritage Conservation
Areas and sites individually listed as a Heritage Item (please refer to Part 7 of
this DCP for these requirements). Where there is an inconsistency between
this Part and Part 7 of this DCP, applying to the same land, then Part 7 shall
prevail.
10.5

RESIDENTIAL DEVELOPMENT – ATTACHED DWELLINGS
Attached dwellings are buildings containing 3 or more dwellings, where:
•

each dwelling is attached to another dwelling by a common wall,

•

each of the dwellings is on its own lot of land (not being an individual

•

none of the dwellings is located above any part of another dwelling.

lot in a strata plan or community title scheme), and
Attached dwellings offer an alternative building type in the R1 General
Residential and R3 Medium Density Residential Zones, which contribute to
the diversity of housing availability in the City, maximise opportunities for
increased densities in appropriate locations, and offer design solutions to
sites, which may have difficulty in offering other design responses.
Objectives
1.

To provide for attached dwellings in appropriate locations and
situations within the R1 General Residential and R3 Medium Density
Residential Zones in the City.

2.

To ensure that attached dwelling developments are subject to
appropriate design standards.
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Controls
i.

Attached dwelling lots and attached dwellings shall only be approved
as integrated housing, to ensure:
•

The subdivision and development of land results in attached
dwellings that are oriented to allow for North facing exposure
to the rear of buildings, or alternatively that the building design
provides for adequate rooftop suntraps oriented North to
deliver sunlight and natural heat to all living zones of the
dwellings, and fitted with shade devices to limit summer sun
where required.

•

That common party walls between attached dwellings are
appropriately constructed and indicated on land titles.

10.6

RESIDENTIAL DEVELOPMENT – MULTI DWELLING HOUSING
Multi dwelling housing means development that results in three or more
dwellings (whether attached or detached) on one lot of land (not being an
individual lot in a strata plan or community title scheme) each with access at
ground level, but does not include a residential flat building (see Section 10.8
of this Part). This form of residential development seeks to increase the
number of residents living in locations with high accessibility to commercial
and retail services, community services, public transportation and open
spaces. Multi dwelling housing also provides a greater diversity of housing
choice. This form of development should actively seek to enhance and protect
the amenity of new areas.
Notation
All provisions for multi dwelling development are contained within this Section.
However, in drafting development proposals for residential development within
any of the Commercial Zones, reference should also be made to Part 11 of
this DCP, which relates to Development in the Commercial Zones to ensure
that an approach is developed that integrates and complies with its objectives
and desired development outcomes.

10.6.1 Multi Dwelling Housing – Neighbourhood and Development Character
Objectives
1.

To design multi dwelling housing that respects or enhances existing

2.

To create a pleasant and attractive street environment that reinforces

streetscape and neighbourhood character.
the functions of the street and enhances the amenity of dwellings.
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3.

To promote the design of multi dwelling housing that has regard to
adjacent

development,

which

ensures

harmony

with

existing

streetscapes.
4.

Provide a mix of multi dwelling housing types and sizes to suit the
local population.

Controls
i.

Design the multi dwelling housing development to suit the scale,

ii.

Council may allow a variation to the requirements of this Section of

setbacks and character of the neighbourhood.
the DCP to ensure the character of heritage buildings or heritage
conservation areas within or surrounding the site, adjacent or in
proximity to the site are preserved.

10.6.2 Multi Dwelling Housing - Greenfield and Established Area Siting
Requirements
Objective
1.

To ensure a satisfactory mix of multi dwelling housing, dwelling
houses and other forms of residential development in greenfield
subdivisions and established areas.

Controls
i.

In greenfield areas, multi dwelling housing sites within the same street
are to be at least 50 metres, or 3 lots apart, whichever is the greater.
The separation distance is measured by the closest point of each lot
to and along the road frontage.

ii.

In established areas, with the exception of the R3 Medium Density
zone, the minimum separation distance between multi dwelling
housing schemes is one lot. Exemption from the separation
requirement in established areas may be available if the applicant can
provide evidence that the multi dwelling housing scheme is within 400
metres of “weekly” shopping facilities.

iii.

Access to shopping facilities shall not be impeded by physical barriers
including major roads and railway lines without safe crossing points,
such as pedestrian over/underpasses or traffic signals. Access shall
occur using established footpaths, public pedestrian spaces or
pedestrian malls (24 hour accessible).

iv.

Multi dwelling housing sites are not to be located within the last 120
metres of a court (cul-de-sac) or dead-end street - measured from the
centre of the court bulb back to the intersection point of the court and
adjoining street.
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10.6.3 Multi Dwelling Housing - Minimum Lot Widths
Objectives
1.

To ensure nominated multi dwelling housing lots within greenfield
subdivisions are configured to allow an appropriate site/building layout
and quality design.

2.

To avoid multi dwelling housing development on lots with dimensions
that constrain quality design and environmental performance.

Controls
i.

Multi dwelling housing proposals in greenfield subdivisions are to be
located upon lots with the following minimum frontages and block
widths:
•

21 metres - in the case of development with an offset
accessway and dwellings on one side of the lot.

•

33 metres - in the case of development with a centralised
accessway and dwellings either side.
Notation
Table 10.1 in Section 10.3.1 sets out the minimum lot widths
for lots accommodating dwelling houses. Multi dwelling
housing proposals in greenfield areas which fail to meet the
minimum lot width requirements in Section (i) above will be
discouraged.

10.6.4 Multi Dwelling Housing – Streetscape Design Principles
Objectives
1.

To create a pleasant and attractive street environment that reinforces
the functions of the street and enhances the amenity of dwellings.

2.

To promote design of multi dwelling housing that has regard to

3.

To cater for the interaction between public and private spaces.

adjacent development to ensure harmony with existing streetscapes.

Controls
i.

Driveways and garages shall not dominate the internal or external
face of a multi dwelling housing development.

ii.

No more than three (3) dwellings are to be provided within any one
building; except on a corner site, where at least one dwelling must
face each street frontage, and a maximum of four (4) dwellings may
be attached overall.
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iii.

The dwelling(s) forming the front building line to a public road
(including corner sites) are to be designed to “address” the public
road. Blank walls with little or no articulation and/or fenestration
fronting public roads are not acceptable.

iv.

Any garage or carport which addresses a public road is to be single
car width only and set back at least 0.5 metres behind the forward
most wall of the dwelling.

v.

Maximum height of brick and pier front fences must not exceed 1.8
metres 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).

vi.

Minimum distance between piers – 2.4m.

vii.

Fences will be required to internal accessways, the side boundaries
(behind the front building line), the rear boundaries of the site and
between each dwelling’s private open space areas. These fences are
to be 1.8 metres in height (above the sites finished ground level) and
are to be constructed of lapped and capped timber, brick, or colorbond
metal, in a colour complementary to the dwellings.

10.6.5 Multi Dwelling Housing – Site Landscaping
Objectives
1.

To create a pleasant, safe and attractive living environment.

2.

To

integrate

new

development

into

the

streetscape

and

neighbourhood.
3.
4.

To provide shade and privacy.
To maintain and enhance any significant qualities of the character of a
street or neighbourhood.

Controls
i.

2

A landscape strip at least 5 metres x 1.5 metres (7.5m ) is to be
provided within the main (primary) building setback to a public road.
The strip should be densely planted with shrubs (mature height of
around 1.5 metres) and groundcovers. A reticulated sprinkler system
is to be provided - to encourage maintenance.

ii.

The landscape strip is to be located to partially screen the
windows/doors of the front dwelling(s). The landscape strip may be
mounded to provide increased screening height whilst plants are
maturing.

iii.

Where an accessway is located adjacent to a side boundary, the
accessway is to be separated from the fence by a one metre wide
landscaping strip. The strip should be densely planted with shrubs
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(mature height of around 1.5 metres) and groundcovers. A reticulated
sprinkler system is to be provided - to encourage maintenance.
iv.

The Western side boundary of a multi dwelling housing development,
whether it is a landscape strip, courtyard area, common open space,
private open space, or a dwelling setback, is to be planted with an
advanced tree (minimum 1.5 metres high) every 5 metres. The tree
species should be indigenous and fast growing with a mature height of
around five metres and a spread of at least three metres.

v.

The required accessway setback to the dwellings in a multi dwelling
housing development should be landscaped with the emphasis upon
screening the windows of habitable rooms. Fixed screening structures
will be considered on merit and aesthetic appeal.

vi.

A landscaping plan detailing the site features, hardstand areas,
number and type of plant species and planting locations is to be
submitted to the Council’s satisfaction prior to the issue of the
Construction Certificate.

Notation
Appendix I of this DCP contains a list of trees that are recommended for the
Albury district. Further information may be obtained within AlburyCity Council’s
Garden Guide for Albury-Wodonga publication or by contacting the AlburyCity.
10.6.6 Multi Dwelling Housing – Site Facilities
Objectives
1.

To ensure development has access to adequate utility services.

2.

To design facilities to be physically convenient, promote safety and
visually attractive, blend with the development and street character
and require minimal maintenance.

3.

To provide for site facilities such as garbage bin enclosures, mail
boxes, service meters, clothes drying areas and external storage.

Controls
i.

The proponent should make contact with Council regarding water and
sewer and the relevant providers of gas, electricity and telephone
services at the earliest possible stage, in order to determine available
services, easements and other requirements for servicing.

ii.

Each multi dwelling housing proposal is to be accompanied by a
stormwater drainage plan. Where a property cannot be drained
directly to a public road, the proponent will be required to obtain the
written permission of all private landowners between the subject
property and the public road drainage point – to the construction of a
drainage line and drainage easement through those properties. The
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drainage line must be constructed and the easement registered prior
to any other building work commencing.
Notation
Should the Council issue a development consent for such a multi
dwelling housing proposal, the consent will be for deferred
commencement

pending

the

construction

of

the

drainage

infrastructure and the registration of any associated easements.
iii.

Multi dwelling housing developments are to be provided with bollard
lighting at 10 metre intervals alongside the vehicular accessway. The
lighting is to be placed on an electronic timer system to activate at
sunset.

iv.

Garbage bins associated with dwellings in a multi dwelling housing
development are to be stored in the rear yard, side setback or garage
of the dwelling (i.e. not visible from the accessway). Bin enclosures
within the accessway area or street setback are not acceptable.

v.

Multi dwelling housing proposals should pay particular attention to the
position and height of mailboxes. Australia Post should be contacted
for their requirements. The mail box design should be complementary
to the front setback landscaping and the dwelling design.

10.6.7 Multi Dwelling Housing – Open Space and Solar Access
Objectives
1.

To provide sufficient outdoor private open space for the reasonable
recreational, service and storage needs of residents.

2.

To ensure that private open space is designed and located to receive

3.

To ensure that communal open space or recreation facilities provided

sunlight and is well integrated with a living area of a dwelling.
for the use of residents is of real benefit and can be economically and
effectively maintained.
Controls
i.

Private open space (i.e. unbuilt upon area) is to be provided at the
rate of:

ii.

•

30m² for a one bedroom dwelling.

•

50m² per two or more bedroom dwelling.

The accessway setback to the dwelling may be included in the total
private open space, however side and rear setbacks must be at least
3 metres wide to be included as private open space.

iii.

Each dwelling, as part of the total private open space area, must
provide a ground level, primary private open space area, of minimum
dimensions of 5 metres x 5 metres, which is directly accessible from
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the main living area of the dwelling (see Figure 10.5 below). In the
event the primary open space area is covered, it shall remain
unenclosed on at least one complete length of wall.
Notation
A clothes drying area can be included within the courtyard area as
part of the private open space.

Figure 10.5 Open Space and Solar Access

(Source: Maitland City Council, 2008).

iv.

The principal private open space area may be located within the
primary public road building setback, provided that the subject
dwelling has a privacy fence, which:
•

Occupies not more than 40% of the original lot’s street
frontage, to a maximum 10 metres length; and

•

Has a maximum unstaggered length of 5 metres, with the
remainder of the fence staggered, or indented, at 2.5 metre
intervals, and
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•

Has a maximum height of 1.6 metres above ground level
(existing) allowing for filtered views of the dwelling behind, and

•

Utilises landscaping to soften the appearance of fencing
(particularly in the setback areas), whilst maintaining privacy.

Notation
Figures 10.6 and 10.7 provide a graphic illustration of these
requirements.
Figure 10.6

Figure 10.7

(Source: Maitland City Council, 2008).

v.

For corner lots, the private open space may have privacy fencing
located within the secondary building setback, however if a dwelling
faces that secondary street frontage, or gains vehicular access from it,
the provisions of Control (iv) applies.

vi.

The primary private open space area must have a Northern
orientation. Northern orientation means a courtyard or private open
space area that faces a point between Northwest and East without
obstruction (within the property) apart from privacy or boundary
fencing. Dwellings that do not have a primary private open space area
with Northern orientation will be strongly discouraged – this includes
West and South facing courtyards. See Figure 10.8.
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Figure 10.8

Notation
The compass points referred to are based on Magnetic North.
vii.

The Council will only consider primary open space areas which do not
comply with the above requirements where a True North based
shadow diagram, provided by the applicant, shows that the primary
open space area receives a minimum of 3 hours direct sunlight
between 9.30am and 2.30pm at the Winter Solstice.
Notation
True North is approximately 12° west of Magnetic North.

viii.

Where a dwelling’s entrance or windows face Northwest or West, a
sun shading device such as an eave, roofed or louvred pergola or
awning will be required along that wall face. The sunshading device,
unless it wholly covers the particular opening, should project at least
1.2 metres from the building wall at a height of 2.4 metres above the
finished ground level (or at eave level).
Notation
The most effective way of controlling solar heat gain through a window
is by a roofed pergola, inclined awning or close fitting louvres or
vertical screens.

ix.

Where a multi dwelling housing development has more than 6

x.

The common open space is to have a Northern orientation, is to be

dwellings, a common open space area is to be provided.
centralised within the lot and is to have minimum dimensions of 8
metres x 8 metres and a minimum area of 100m².
xi.

The common open space is to be embellished with seating, BBQ
facilities, and children’s play equipment (provided that 50% or more of
the development contains two or more bedroom dwellings).
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10.6.8 Multi Dwelling Housing – Setbacks and Privacy
Objectives
1.

To limit overlooking of private open space and to enable residents to

2.

To contain noise within each dwelling and to ensure noise from

effectively control outlooks between rooms in adjacent dwelling.
communal areas or shared facilities has minimal transmission to
nearby dwellings.
3.

To protect internal living and sleeping areas from high levels of off-site
noise.

Controls
i.

Dwellings within a multi dwelling housing development are to comply
with the following minimum setbacks:
•

4.0 metres - from the front (primary) property boundary.

•

2.5 metres - from the side and rear property boundaries.

•

2.5 metres - to the second property frontage on a corner site
(does not apply to detached dwellings which face the second
frontage).

•

2.0 metres - from the vehicular accessway.

•

8.0 metres - between the main entrance of a dwelling and the
main entrance of another dwelling which is visible by direct
line of sight.

•

2.0 metres - between each group of dwellings or each
detached dwelling.

•

1.0 metre - from a single car, single storey garage or carport
to a side or rear boundary.

ii.

Infill multi dwelling housing development is to apply a front (primary)
property boundary setback that is the average of the setbacks of the
adjoining buildings.

iii.

Bedrooms are not to be located next to vehicular accessways, parking

iv.

Notwithstanding (i) above, where the external wall height of a dwelling

areas, air conditioning units or other noise sources.
exceeds 5.5 metres, the dwelling should not encroach upon the
building envelope provided in Figure 10.9.
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Figure 10.9

Notation
The building envelope is obtained by vertically rising 3.5 metres from
the side or rear boundary or the building wall of another dwelling in the
development, and travelling inward (or toward the other dwelling) at
an angle of 45° to the horizontal plane.
v.

Dwellings are not to have their main entrance doors directly opposite
one another unless the doors are offset a minimum of 3 metres (to the
door centreline) or if the doors are more than 8 metres apart by
straight line distance. Alternatively, either entrance door must be set
at a minimum angle of 45° to the opposite entrance.

vi.

The windows of habitable rooms in dwellings on opposite sides of an
accessway are to be screened by dense landscaping. The
landscaping should reach a mature height of 1.5 metres. Alternatively,
the windows should be located or designed to respect the privacy of
other dwellings. Techniques include window offsetting, angling to the
accessway, minimum sill heights of 1.5 metres or opaque glass to 1.5
metres.
Notation
The Council recommends the use of both landscaping and the
alternative design techniques mentioned above to protect resident’s
privacy.

vii.

The windows in habitable rooms facing side/rear boundaries are to be
made private by fence lines, screening or alternative techniques other
than landscaping.

viii.

A second floor window of a habitable room, a deck, or balcony, that
will overlook the primary private open space area of another dwelling
(whether part of the proposed development or not) is to be
permanently screened to promote privacy by utilising one or more of
the techniques outlined in control (vi) above.
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10.6.9 Multi Dwelling Housing – Car Parking and Access
Objectives
1.

To provide sufficient and convenient parking for residents, visitors and

2.

To ensure streets and accessways provide safe and convenient

service vehicles.
vehicle access to dwellings.
3.

To minimise the impact of car parking and access on the amenity of
the development, the streetscape and the neighbourhood.

4.

To integrate vehicle access and landscape design.

5.

To have regard to pedestrian safety and the need to reduce potential
conflicts with vehicle movement on the street network.

Controls
i.

Each detached dwelling is to be provided with designated car spaces
behind the front building line (forward most wall) in accordance with
the standards outlined in Part 17 of this DCP, which relates to Off
Street Car Parking .

ii.

Car parking is to be provided at the following rates:
•

1 car space per 1 or 2 bedroom dwelling.

•

2 car spaces per 3 or more bedroom dwelling.

•

1 designated visitor space per 1-4 dwellings.

•

2 designated visitor spaces per 5-8 dwellings.

•

More than 8 dwellings - 2 designated visitor spaces plus 1
visitor space for every 3 or part thereof additional dwellings.

Notation
A Bedroom is defined by Council as:
Any room in a dwelling that is capable of being used as a separate
bedroom is defined as a bedroom for the purposes of determining
carparking requirements, and in the case of new dwellings, any room
designated or capable of use for that purpose. Rooms with robes,
closed openings or which are defined as a study, theatre, library,
studio, den, home office, gymnasium, sewing room and/or any other
room, which in the opinion of Council, is by its physical design capable
of being used as a bedroom for the purposes of this Part will be
defined so.
Visitor spaces cannot be stacked and are not to be used by residents.
iii.

Single garages are to be at least 3 metres wide (between the internal
piers) and 6 metres in length.

iv.

Double garages are to be at least 6 metres in length.
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v.

The maximum width of a fully enclosed garage structure that faces a
public road is to be 7 metres, or 50% of the width of the property
frontage to that public road, whichever is the lesser.
Notation
The Council discourages triple fronted garages, unless the garage or
building design significantly reduces the bulk and monotony of the
structure.

vi.

The footpath crossing of a residential driveway is to be a minimum of
2.5 metres wide. Vehicular crossovers generally are to follow the
AlburyCity Engineering Guidelines for Subdivisions and Development
Standards.

vii.

The vehicular accessway within the development is to be a minimum
of 3 metres wide, and is not to be constructed in a straight line. The
accessway is to be designed to meander through a reservation that is
1 metre wider than the accessway. This requirement will assist in
providing adequate manoeuvring room for vehicles. Refer to Figure
10.10.
Figure 10.10

viii.

Break up the driveway/accessway with pockets of landscaping,
particularly adjacent to parking areas.

ix.

Provide different hardwearing colours and materials to distinguish
visitor parking and private (open) parking areas.
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x.

Driveways are not to be located close to the walls of habitable rooms

xi.

Car spaces are to have the following minimum dimensions.

or close to common and private open space areas.
•

Garage and carport - 6 metres x 3 metres, with 3 metres
internal clearance between piers.

•
xii.

Open car space and visitor space - 5.2 metres x 2.6 metres.

Car parking may be provided in a double garage or carport, provided
that the garage/carport complies with the setback requirements
outlined in control (xiii) of this Section. The second car space may
also be provided as a stacked space in front of a garage or carport or
as a drive-through space behind a garage or carport. In any multi
dwelling housing development, no more than 2 fully enclosed
garages, or 2 carports may be attached (including rooflines),
regardless of the dwelling(s) to which they are attached or related.
The minimum separation between 2 garages/carports and another
single or double set is to be 1 metre (including roofline).

xiii.

Garages and carports are to be set back 1 metre behind the forward
most wall of the respective dwelling (except where the garage or
carport faces a public road, in which case the setback behind the
forward most wall is 0.5 metre).

xiv.

Visitor parking is to be located centrally within developments
containing 5 or more dwellings. Visitor parking is not to be located
within the front building setback.

xv.

All vehicle turning circles to visitor parking spaces, garages and
carports are to comply (as a minimum) with the turning template for an
85th percentile design vehicle. Car turning templates contained within
the relevant current Australian Standard 2890.1 (Parking Facilities)
should be used to ensure compliance with this requirement.

xvi.

All accessway areas, visitor parking spaces and individual dwelling
driveway areas (the common vehicular areas) are to be drained away
from the dwellings to an approved drainage point.

xvii.

All accessway areas adjacent to dwelling building walls are to be
finished with a roll kerb or similar at least 100 mm high.

xviii.

The accessway is not to be finished in plain concrete.

xix.

Driveways are to be located at least 6 metres from road intersection
points.

xx.
xxi.

Vehicles are to exit the development in a forward direction.
The accessway is to splay at the building line to 6 metres width at the
property boundary.

xxii.

Refer also to Part 17 of this DCP, which relates to Off Street Car
Parking to ensure the car parking requirements for any non-residential
components of the development have been satisfied.
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10.7

RESIDENTIAL DEVELOPMENT – INTEGRATED HOUSING
Integrated housing consists of the concurrent subdivision of land into 3 or
2

more allotments (not less than 300m ) and the erection of a single detached
dwelling-house on each of the lots created by the subdivision, to achieve
integrated multi dwelling housing.
An integrated housing application to the Council requires the concurrent
submission of a subdivision plan and a single detached dwelling design for
each of the proposed lots. Because the lots are smaller than conventional lots
2

(not less than 300m ), the location and type of home located upon the lot is
predetermined to take best advantage of the existing streetscape, solar
access, views, land gradient and adjoining buildings or vegetation, resulting in
a quality development.
Notation
Clause 4.1A of the LEP enables the erection of integrated housing in the R1
General Residential and R3 Medium Density Residential Zones on lots less
than the minimum lot size specified for these zones.
10.7.1 Integrated Housing - Lot Size
Objectives
1.

To provide an alternative housing product, on smaller than average
lots, that integrates well with the existing streetscape and appears
much the same as conventional housing.

2.

To provide more affordable housing by providing lots of smaller than
average size, homes of slightly smaller than average size and
economies of scale in constructing three or more dwellings at once.

3.

To provide lots with areas and dimensions that protect environmental
features and take account of the site constraints.

Controls
i.

Each integrated housing site is to be less than 450m² (that is less than
the land area which the Council considers to be the minimum of
conventional housing).

ii.

Each house lot is to be at least 300m².

iii.

Each house lot is to have a minimum width of 12 metres.

iv.

Each house lot is to have a maximum length to width site boundary

v.

Each house lot must have regard to the slope of the site to ensure that

ratio of 2.5:1.
the extent of cut and fill is minimised so as not to impact on the visual
amenity of the streetscape, the ecology of the site and on adjoining
land.
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10.7.2 Integrated Housing - Building Setbacks
Objectives
1.

To ensure scale, height and length of a building and walls relative to
front, side and rear boundaries are consistent with existing residential
character.

2.

To allow dwelling side setbacks to be varied to achieve consistency
with the existing scale and pattern of residential development on
adjoining lands.

Controls
i.

Building setbacks for integrated housing are to comply with setback
requirements for dwelling houses. The only exception is that where a
dwelling is to be located at the minimum setback to the street, any
fully enclosed garage associated with the dwelling is to be set back at
least 1 metre behind the forward most wall of the dwelling.

ii.

Zero setbacks may be employed for integrated housing proposals
where they present an opportunity to maintain the residential
character of an existing area, or for greenfield subdivision if the
applicant can provide evidence that the integrated housing scheme is
within 400 metres of “weekly” shopping facilities. Refer to setback
requirements for dwelling houses when using zero setbacks.

10.7.3 Integrated Housing - Private Open Space
Objectives
1.

To ensure that private open spaces are useful, accessible and have
adequate sunlight and privacy.

2.

To ensure that development has sufficient site area to provide useable
private open space to meet reasonable requirements for outdoor
activities and use and car access.

3.

To provide a satisfactory balance between open space and buildings.

Controls
i.

Each dwelling is to provide a minimum of 80m² of private open space,
behind the building (street) alignment. The private open space area
must include a primary private open space area of minimum
dimensions of 5 metres x 7 metres, which is directly accessible from
the main living room of the dwelling. The open space must be at least
2 metres wide.
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10.7.4 Integrated Housing - Solar Access
Objectives
1.

To ensure that private open space is designed and located to receive

2.

To reduce environmental impacts and to maximise the energy

sunlight and is well integrated with a living area of a dwelling.
efficiency of dwellings.
Controls
i.

The primary private open space area must have a Northern
orientation. Northern orientation means a courtyard or private open
space area that faces a point between Northwest and East without
obstruction (within the property) apart from privacy or boundary
fencing. Dwellings that do not have a primary private open space area
with northern orientation will be strongly discouraged – this includes
West and South facing courtyards. See Figure 10.11.
Figure 10.11

10.7.5 Integrated Housing – Streetscape
Objectives
1.

To design integrated housing which respects or enhances existing

2.

To create a pleasant and attractive street environment that reinforces

streetscape and neighbourhood character.
the functions of the street and enhances the amenity of dwellings.
3.

To promote design of integrated housing which has regard for

4.

To cater for interaction between public and private spaces.

adjacent development to ensure harmony with existing streetscapes.

Page 10-37

Albury DCP 2010

Controls
i.

Integrated housing is to be designed so that each dwelling is detached
and directly fronts a dedicated public road. The dwellings within such
developments are not to face or have vehicular access to an internal
private road (including a battle-axe driveway).

ii.

The street façade of each dwelling is to vary significantly from its
neighbour within the development. This could involve the use of
varying setbacks, roof forms, verandahs, garage or carport location
and window/entrance door location. Mirror-reverse, and identical or
similar façade designs are not acceptable.

iii.

Dwellings are to have single garage or carports only, unless the
dwelling lot is more than 15 metres wide at the street property
frontage. Garages and carports with flat roofs are not acceptable.
Garages are to be located at least 1 metre behind the forward most
wall.

iv.

Dwellings are generally to be single storey.

v.

Integrated housing sites shall be nominated on a subdivision plan
submitted to the Council. The subdivision plan is to nominate (by
dotted line) the number and width of proposed lots. Nominated
integrated housing sites are to be located within a subdivision plan so
as to satisfy the solar access requirements for multi-dwelling housing
in this Part.

vi.

Integrated housing sites within the same street are to be at least 50
metres, or 3 lots apart, whichever is the greater. This separation
distance is measured by the closest point each lot to and along the
road frontage. The separation distance applies to multiple lot housing
on either side of the street.

vii.

Exemption from the separation requirement in (vi) above may be
available if proposed as a greenfield subdivision and the applicant can
provide evidence that the integrated housing scheme is within 400
metres of “weekly” shopping facilities.

viii.

Integrated housing sites are not to be located within the last 120
metres of a court (cul-de-sac) or dead-end street (measured from the
centre of the court bulb back to the intersection point of the court and
adjoining street).

10.8

RESIDENTIAL DEVELOPMENT – RESIDENTIAL FLAT BUILDINGS
A Residential flat building means a building containing 3 or more dwellings,
but does not include an attached dwelling or multi dwelling housing
development (see Sections 10.5 & 10.6 of this Part). They differ from other
forms of residential development due to the inclusion of dwellings which do
not have direct access to the ground level.
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Residential flat buildings have traditionally not been commonplace in Albury.
Although the LEP allows for this type of development in some circumstances
and the demand for such dwellings is likely to increase due to lifestyle and
demographic changes. It is not however envisaged that they will dominate the
urban landscape of the City.
Residential flat buildings contribute to:
•

The availability and diversity of housing types.

•

The affordability of housing by easing the demand on available land
supplies.

•

The improved access of community and commercial facilities and
transport options.

•

If well located, a reduction on the reliance on the motor vehicle and
related impacts on the environment.

Residential flat buildings are permitted, with consent, only in the R1 General
Residential, R3 Medium Density Residential, B1 Neighbourhood Centre, B2
Local Centre, B3 Commercial Core (as part of a mixed use development only),
and B4 Mixed Use Zones.
Notation
All provisions for residential flat buildings are contained within this Section.
However, in drafting development proposals for residential development within
any of the Commercial Zones, reference should also be made to Part 11 of
this DCP, which relates to Development in the Commercial Zones to ensure
that an approach is developed that integrates and complies with its objectives
and desired development outcomes.
Objectives
1.

2.

To ensure residential flat buildings achieve:
•

A diversity of housing types.

•

Improved residential amenity.

•

Higher design quality and presentation to the street.

To ensure the design and development detail of residential flat
buildings are consistent with established design codes.

3.

To ensure that development sites have sufficient areas to provide
adequate access, parking, landscaping and building separation.

4.

To reduce any potential adverse impacts of development on adjoining
lands.
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General Controls
i.

Residential flat buildings shall be designed and assessed in
accordance with the requirements of State Environmental Planning
Policy No. 65: Design Quality of Residential Flat Buildings.

Notation
State Environmental Planning Policy 65 (Design Quality of Residential Flat
Development) requires that Council prior to determination of a development
application for consent to carry out a residential flat building development
must take into consideration, any advice received from a relevant design
review panel (if any), an evaluation of the design quality of the residential flat
building development in accordance with the design quality principles
contained in the SEPP, and the Residential Flat Design Code, NSW
Government, 2002.
In addition to State Environmental Planning Policy 65 (Design Quality of
Residential Flat Development) the following local controls must be satisfied.
Site Requirements
Controls
2

ii.

Lot size must exceed 1000m (larger and wider sites preferred to long

iii.

The minimum lot width must be 24m.

iv.

Ingress/egress by access handles or right of ways will not be permitted.

narrow sites).

Locational Requirements
Controls
v.

Residential flat buildings shall be a minimum distance of 500m apart
(the separation distance is measured by the closest point between
each lot)
Notation
The R3 Medium Density Residential, B1 Neighbourhood Centre, B2
Local Centre, B3 Commercial Core, and B4 Mixed Use Zones are
exempt from complying with this control.

Bulk and Scale
Controls
in the R1 General Residential, B1 Neighbourhood Centre and B2 Local Centre
Zone
vi.

Must comply with Section 10.6.8 control (iv) in relation to building
height envelope requirements relating to multi dwelling housing.
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in the R3 Medium Density Residential Zone
vii.

The maximum building height shall not exceed 16m as contained
within the LEP – Height of Buildings Map.

viii.

The maximum floor space ratio shall not exceed 2:1 as contained
within the LEP – Floor Space Ratio Map.
Notation
All applications for Residential Flat buildings must undertake a preapplication meeting with relevant AlburyCity staff prior to lodging an
application to determine any likely issues that may arise.
Refer to Part 17 of this DCP, which relates to Off Street Car Parking.
Refer to Appendix B of this DCP, which relates to Information
Requirements for Applications.

10.9

RESIDENTIAL DEVELOPMENT – DUAL OCCUPANCY
Dual occupancy development is defined in the LEP as two dwellings (whether
attached or detached) on one lot of land (not being an individual lot in a strata
plan or community title scheme), but does not include a secondary dwelling.
Similar to multi dwelling housing, this form of residential development
contributes to the containment of residential development within existing areas
and in locations that are accessible to transportation and services. An
example of a dual occupancy development can be seen in Figure 10.12.
The design issues that warrant consideration in drafting plans for dual
occupancy development are largely covered by the controls in place for multi
dwelling developments. Therefore, each of the controls set out in Sections
10.6.1 to 10.6.9 shall be applied to all dual occupancy development with the
exception of the specific controls listed in the controls below.
Notation
Clause 4.1A of the LEP enables the subdivision of land in the R1 General
Residential, R3 Medium Density Residential and B4 Mixed Use zones for dual
occupancy purposes less than the minimum lot size shown on the minimum
lot size map. This can occur where a development consists of the concurrent
subdivision of land and the erection of a single detached dwelling house on
each lot created by the subdivision.
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Figure 10.12

(Source: Maitland City Council, 2008).

Objectives
1.

Refer to objectives for multi dwelling developments in Sections 10.6.1
to 10.6.9.

Controls
i.

All controls applicable to multi dwelling development apply to dual
occupancy development, except the following:
•

Greenfield Area and Established Area Siting Requirements in
Section 10.6.2.

•

Minimum Lot Widths in Section 10.6.3.

•

Site Landscaping in Section 10.6.5.

•

Side setback requirements in Section 10.6.8.

•

Visitor space and accessway splay requirements in Section
10.6.9.

ii.

The second car space required in Section 10.6.9 for a three or more
bedroom dwelling may be stacked in front of a garage or carport
provided vehicle manoeuvring is not affected.
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10.10

RESIDENTIAL DEVELOPMENT – SHOP TOP HOUSING AND MIXED USE
DEVELOPMENT
Shop top housing and mixed use development provide land use and
development outcomes which encourage greater interaction between
residential and commercial activities. This assists in creating more vibrant
communities and provides for a diversity of lifestyle needs. These
developments also contribute to a more robust commercial sector and assist
in extending the daily interactions between people and commercial and
community services, within and adjacent to selected commercial zones and
developments.
Shop Top housing is permitted, with consent, in the: RU5 Village, R1 General
Residential, R3 Medium Density Residential, B1 Neighbourhood Centre, B2
Local Centre, B3 Commercial Core, B4 Mixed Use, B5 Business Park and B6
Enterprise Corridor Zones.
A mixed use development, containing separate elements of residential and
commercial development not necessarily vertically separated (as in the case
of shop top housing), may be permitted, with consent, in any of the LEP zones
where the relevant development categories may be permitted separately.
Notation
All provisions for shop top and mixed use development are contained within
this Section. However, in drafting development proposals for residential
development within any of the Commercial Zones, reference should also be
made to Part 11 of this DCP, which relates to Development in the Commercial
Zones to ensure that an approach is developed that integrates and complies
with its objectives and desired development outcomes.
Objectives
1.

To facilitate appropriately located and designed developments which
provide for a mix of residential and commercial uses.

Controls
i.

The location and design of shop top housing shall be subject to the
relevant controls applicable to the building or development type within
which the proposal is located.
Notation
Where shop top housing (vertically separated) is part of a proposed
new development, it shall be regarded as a residential flat building
development, and is subject to the relevant DCP provisions for this
development type.
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ii.

Where shop top housing is retro-fitted to existing commercial
buildings,

setback,

private

open

space

and

site

coverage

requirements may be waived by Council, provided overlooking and
privacy matters have been addressed. All other residential flat building
requirements of this DCP and the Building Code of Australia apply.
iii.

Occupant access to car parking shall be directly from the designated
car bay to the building, without the need to exit and re-enter the
development site.

iv.

Entry facilities to shop top housing shall be separate from the ground
floor commercial facilities; unless a shared communal lobby area with
24 hour access to all occupants is provided.

v.

Sufficient external clothes drying, storage, and mail box facilities shall
be provided.

vi.

The dwelling components of mixed use developments, where
residential and commercial development are proposed on the same
site, but are not vertically separated, shall be subject to the relevant
DCP controls applicable to the building or development type which the
proposal represents.
Notation
Where shop top housing (not vertically separated) is part of a
proposed new development, it shall be regarded as either an attached
dwelling, multi dwelling housing, dual occupancy or integrated housing
development, and is subject to the relevant DCP provisions for this
development type.

vii.

Mixed use developments require adequate separation of residential
and commercial activity, including all pedestrian and vehicular entries,
car parking, and private open space.

viii.

Council may require a variation to the requirements of this Section of
the DCP to ensure the character of heritage buildings or heritage
conservation areas within or surrounding the site, adjacent or in
proximity to the site is preserved.

10.11

RESIDENTIAL DEVELOPMENT – HOUSING FOR SENIORS AND PEOPLE WITH
DISABILITIES
AlburyCity recognises the need to provide housing designed and located
specifically for the needs of seniors and people with disabilities. Seniors are
defined as:
•

People aged 55 or more years.

•

People who are resident at a facility at which residential care (within
the meaning of the Aged Care Act 1997 of the Commonwealth) is
provided.

•

People who have been assessed as being eligible to occupy housing
for aged persons provided by a social housing provider.
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Seniors housing is residential accommodation that is, or is intended to be,
used permanently for seniors or people with a disability consisting of:
•

a residential care facility,

•

a hostel,

•

a group of self-contained dwellings, or

•

a combination of these,

but does not include a hospital.
Accommodation provided by seniors housing does not have to be limited to
seniors or people with a disability. Seniors housing may be used for the
accommodation of the following:
•

Seniors or people who have a disability.

•

People who live within the same household with seniors or people
who have a disability.

•

Staff employed to assist in the administration of and provision of
services to housing provided under this Section.

People with a disability are people of any age who have, either permanently or
for an extended period, one or more impairments, limitations or activity
restrictions that substantially affect their capacity to participate in everyday life.
Housing for seniors and disabilities may be provided and located in situations
which require additional considerations that would not usually apply to other
forms of residential development.
Objectives
1.

To encourage the provision of housing (including residential care
facilities) that will:
•

increase the supply and diversity of residences that meet the
needs of seniors or people with a disability,

•

make efficient use of existing infrastructure and services.

Controls
i.

Council will assess applications for development consent in
accordance with the requirements of State Environmental Planning
Policy – Housing for Seniors or People with a Disability.
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10.12

RESIDENTIAL DEVELOPMENT - SECONDARY DWELLINGS
A secondary dwelling is a dwelling located on the same lot as a primary
dwelling to provide the means for extended families to live in proximity but with
autonomy. This is essentially an independent secondary dwelling which may
or may not be physically attached to the primary dwelling. They are
sometimes referred to as “granny flats” or “rear studios”.
Objectives
1.

To provide secondary dwellings which accommodate the needs of
large or extended families without compromising the amenity of
adjoining properties.

Controls
2

i.

Secondary dwellings shall not be permitted on lots less than 450m .

ii.

Lots containing secondary dwellings shall not be subdivided unless
the requirements of the LEP and this DCP in relation to minimum lot
sizes and residential developments can be satisfied.

iii.

The development requirements for dwelling houses as contained
within Sections 10.4.1 to 10.4.7, relating to, but not limited to,
setbacks and open space shall continue to apply to the entire lot and
be satisfied by the development of the secondary dwelling.

iv.

The total floor area of the dwelling (excluding any area used for
parking) must not exceed whichever of the following is the greater:
(a)

60 square metres,

(b)

v.
10.13

20% of the total floor area of both the self-contained dwelling
and the principal dwelling.
One additional car parking space shall be provided.

BED AND BREAKFAST ACCOMMODATION
Notation
For the purposes of this Section, Bed and breakfast accommodation is
defined within the dictionary of the LEP.

Objectives
1.

To ensure the size of proposed bed and breakfast accommodation
sites are sufficient to fully accommodate their normal operational
requirements.

2.

To minimise the potential traffic, noise and amenity impacts of bed
and breakfast accommodation in established residential areas.
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Controls
Site Selection and Management
i.

Bed and breakfast accommodation is only to be located in a dwelling
house. Council will not consider applications for this use within multi
dwelling housing or residential flat buildings, due to the likelihood of
traffic, noise and other amenity impacts for surrounding residents.

ii.

Bed and breakfast accommodation shall be located on a site that has
a total area of 1,200m² or greater.

iii.

Bed and breakfast accommodation must be operated by the
permanent resident of the dwelling house but this need not be the
owner of the property.

iv.

Each paying guest shall reside at the establishment for not less than

v.

There must not be more than six (6) visitor residents at any one time.

vi.

The dwelling house must be connected to sewer. However,

one day and not more than fourteen days in any month.

consideration may be given to lots of more than 2 hectare in size with
appropriate on-site effluent disposal.
vii.

Any works to allow the use of the dwelling house for bed and
breakfast accommodation must be consistent with the predominant
character of the street and adjoining development.

Car Parking
viii.

Car parking shall be provided in accordance with Part 17 of this DCP,
which relates to Off Street Car Parking.

ix.

No bed and breakfast accommodation shall operate so as to generate

x.

Guest vehicles should enter and leave the property in a forward

additional on street car parking than that already present.
direction.
xi.

Off-street car parking should be constructed and landscaped so as to
reduce, as far as possible, the noise of vehicles entering and leaving
the property.

xii.

Car parking spaces are not permitted within the front setback area,
however one stacked car park may be considered. Consideration will
be given to varying the location where it is desirable for environmental
reasons.

xiii.

Any visitor parking must be clearly identifiable and easily accessed.

Signage
xiv.

Business signage for bed and breakfast accommodation shall be
provided in accordance with Part 16 of this DCP, which relates to
Outdoor Advertising.

Notation
Managers of bed and breakfast accommodation should give careful
consideration to the expectations of adjoining landowners. Attention should
be paid to minimise the disturbance to neighbours of late night arrivals and
early morning departures of visitors.
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10.14

NON RESIDENTIAL USES IN THE RESIDENTIAL ZONES
Non-residential uses in the Residential Zones can generally be classified as large or
small scale development.
Large scale development includes schools, community halls or facilities, serviced
apartments, places of public worship and child care centres or any other use which is
significantly different from the surrounding residential development by way of bulk,
scale, design, traffic/noise generation, or other operational factors.
Small scale development includes home businesses, health consulting rooms,
boarding houses and other development with a scale of operation and built form which
is similar to the surrounding residential area.
Non-residential uses must provide facilities and services to meet the day-to-day needs
of residents and will be assessed according to the LEP zone objectives and related
provisions, as well as, any other Part of this DCP.
Any land use development that does not service the daily convenience needs of the
surrounding neighbourhood will not be permitted.
Notation
Clause 2.5 and Schedule 1 of the LEP enables and lists particular development on
land as permitted with consent, or as the Schedule so provides, permitted without
consent, despite anything to the contrary in the LEP or this DCP.
It is recommended that if you have a property identified within this Schedule or that is
now no longer permitted within the designated zone that you make contact with
relevant AlburyCity staff to discuss development potential.
10.14.1 Non Residential Uses in the Residential Zones - Setbacks and Siting
Objectives
1.

To maintain a scale of development that is compatible with its
surrounding neighbourhood.

2.

To ensure that the design and siting of non-residential development
minimises any effect on the local environment.

Controls
i.

Small scale developments are to match the setbacks of surrounding
residential developments. Where a development will appear as being
excessively bulky or dominating, the setbacks are to be as per large
scale developments.
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ii.

Large scale developments are to be set back to adjoining residences
a distance which is 1.5 times the height of that development’s external
building wall. This is the minimum setback.

iii.

The building setback on large scale developments should be
significantly increased around activity areas which are likely to
generate noise – for example, main entrance doors, food preparation
and delivery areas, auditorium or like rooms.

iv.

The building should be sited and designed to face activity/noise
generating areas away from adjoining residences.

v.

All non-residential developments should protect the visual and
acoustic privacy, solar access, visual amenity and residential
character/design of surrounding homes.

vi.

Apart from home businesses, non-residential uses will not be
permitted within courts (cul-de-sacs) due to the limited off-street
parking available and the likelihood of decreased amenity to residents.

10.14.2 Non Residential Uses in the Residential Zones - Vehicle Parking
Objectives
1.

To provide adequate parking for the safe and efficient movement of

2.

To protect the amenity of adjoining residential areas.

3.

To ensure that the location of parking areas and facilities does not

people and goods.

adversely affect the amenity of the area.
4.

To ensure that adequate and safe public access is provided to and
from developments.

Controls
i.

Car parking and service vehicle parking is to be provided as per the
requirements of Part 17 of this DCP, which relates to Off Street Car
Parking.

ii.

Large scale developments are likely to require more parking than
outlined in Part 17 if the expected maximum number of occupants of a
building – compared to their method of transport to the premises, is
more than the Part 17 requirements.

10.14.3 Non Residential Uses in the Residential Zones – Landscaping
Objectives
1.

To reinforce the residential nature of streets and enhance the
streetscape quality.
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2.

To enhance the setting of buildings and the environmental quality of

3.

To provide visual privacy.

the surrounding neighbourhood.

Controls
i.

A minimum two metre wide landscape strip is to be located
immediately inside the front property boundary,

ii.

Comprehensive landscape plans will be required to show all areas of
vegetation, pathways, ground-based lighting and vehicle access
areas,

iii.

Site areas not containing hardstand areas or not used for vehicle
access should be grassed.

10.15

AREA SPECIFIC DEVELOPMENT PLANS
Development within the following specific areas shall be undertaken in accordance
with any relevant additional site specific controls listed below. Where there is an
inconsistency between this Section and any other Part or Section of this DCP, the
requirements of this Section shall prevail to the extent of the inconsistency.
•

Racecourse Estate Development Plan. See Figure 10.13.

•

Easternview Estate Development Plan. See Figure 10.14.

•

Ettamogah Development Plan. See Appendix E.

•

Hamilton Valley Development Control Plan. See Appendix F.

•

Kremur Street Aged Care Accommodation Site & Surrounds. See Appendix G.

•

Charles Sturt University – Albury CBD Development Control Plan 2010. See
Appendix N.

•

219 Corrys Road, Thurgoona (Ex Stargazer Site) Development Control Plan.
See Appendix O.

Notation
Where non-compliance and/or significant departure is sought from Part 19 – Urban
Release Areas of this DCP, Clause 6.3 of the LEP applies. Clause 6.3 requires the
preparation of a site specific Development Control Plan that addresses specified
matters prior to development consent being granted for development on land in an
urban release area.
Where a site specific development control plan has been prepared, submitted and
supported by Council, this site specific DCP will be listed in this Section and inserted
into this DCP as an amending Area Specific Development Plan.
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Figure 10.13
RACECOURSE ESTATE DEVELOPMENT PLAN
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Figure 10.14
EASTERNVIEW ESTATE DEVELOPMENT PLAN
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11

DEVELOPMENT IN THE COMMERCIAL ZONES
11.1

INTRODUCTION
This Part primarily addresses development located within the various Business Zones
as prescribed within the LEP. Accordingly, the Albury Land Use Strategy 2007
highlights the importance of ongoing economic development and employment growth
within these areas as one of the key strategic priorities for the City in the coming
decades. Central to ensuring this strategic direction is realised, is ensuring sufficient
land supply to foster this growth and a set of planning controls that aim to improve the
function and appeal of future development. Accordingly, these controls aim to work
toward achieving this strategic direction by:
•

Creating well designed, vibrant and centralised places of office, retail and
community activity within the Albury and Lavington B3 Commercial Core and
B4 Mixed Use Zones (as they apply to the CBD’s), using tailored place-based
development controls that are underpinned by the Albury CBD Masterplan
2009 and the Lavington CBD Masterplan 2009.

•

Guiding future development in the smaller, supporting commercial centres
within the B1 Neighbourhood Centre and B2 Local Centre Zones.

•

Promoting contemporary and attractively designed development within the
highly visible B5 Business Development, B6 Enterprise Corridor and B7
Business Park Zones.

This Part applies to the B1 Neighbourhood Centre, B2 Local Centre, B3 Commercial
Core, B4 Mixed Use, B5 Business Development, B6 Enterprise Corridor and the B7
Business Park Zones and any other zones where commercial type development is
proposed.
Where development consent is required, any development located in the Commercial
Zones 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.
It is important to note 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.
11.2

BROAD DEVELOPMENT OBJECTIVES
The main objective of the Commercial Zones is to identify land for commercial and
commercial compatible uses, whilst the specific objectives of each Commercial Zone
are contained within the LEP. This Part of the DCP provides controls for commercial
and commercial compatible uses in the Commercial Zones.
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11.3

SUBDIVISION IN THE COMMERCIAL ZONES
Objectives
1.

To ensure that commercial subdivision caters for a variety of needs generated

2.

To ensure lot configurations contribute toward the achievement of high-quality,

by the commercial centres hierarchy.
integrated, planned and coordinated development outcomes for the
Commercial Zones.
3.

To provide for each lot, a sufficient area for the siting of development, the
circulation, parking and access of vehicles, and the provision of loading and
other service facilities.

4.

To provide effective levels of access, safety and convenience for all road

5.

To encourage, where possible, the consolidation of smaller allotments,

users in commercial areas.
allowing for a more efficient lot configuration and development site.
Controls
i.

Subdivision and/or development of commercial areas shall be in accordance
with the Albury CBD Masterplan 2009 and the Lavington CBD Masterplan
2009 or any other Council endorsed strategy, policy or development guideline
relevant at the time of lodgement for each commercial area.

ii.

Any proposed lot configuration within these zones shall achieve coordinated
and integrated building and public domain designs that are consistent with the
LEP objectives for the Commercial Zones and the requirements of this Part.
Notation
Should subdivision for residential purposes be pursued within this zone, the
minimum lot sizes will be determined based upon the ability of each lot to fully
satisfy all requirements of Sections 10.4.1 to 10.4.4 (Dwelling houses) or
Sections 10.6.1 to 10.6.9 (Multi Dwelling Housing) as contained within Part 10
Development

in

Residential

Zones,

as

appropriate

to

the

specific

development.
iii.

AlburyCity Council is the responsible water and sewerage authority. The
Council’s requirements for those services, as well as stormwater provision and
road construction, are provided in the document AlburyCity Engineering
Guidelines for Subdivisions and Development Standards. Utilities and
infrastructure shall be provided in accordance with these standards and the
NSW Rural Fire Service Planning for Bushfire Protection Guidelines, in
addition to the following supplementary standards and requirements. For more
information, contact the Council.

iv.

Evidence should be provided to Council stating that adequate network
capacities for electricity, natural gas and telephone services exist. The
relevant

service

providers

should

be

contacted

for

their

servicing

requirements.
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v.

Council shall only grant subdivision consent where it is satisfied that the
provision of utility service and community infrastructure would be a logical
extension of the existing network or servicing program.

vi.

Subdivision in the Ettamogah B7 Business Park Zone shall be in accordance
with the parameters expressed in Appendix E Ettamogah Development Plan
as contained within this DCP.

vii.

Roads in the Ettamogah B7 Business Park shall be constructed in accordance
with the pavement designs recommended in the Ettamogah Development
Plan (Appendix E).

viii.

Council may, at its discretion, and based on the merits of each proposal, vary
the subdivision controls of this section.

11.4

RESIDENTIAL DEVELOPMENT IN THE COMMERCIAL ZONES
Objectives
1.

To allow for a diversity of housing types and forms within Commercial Zones.

2.

To ensure that residential uses are compatible with surrounding land uses.

3.

To increase the permanent population within certain Commercial Zones.

4.

To integrate and promote the occurrence of mixed use, shop top and other
like residential and commercial compatible uses within close proximity to
services and facilities.

Controls
i.

The following residential type developments are permitted with consent in the
B1 Neighbourhood Centre, B2 Local Centre and B4 Mixed Use Zones:
•

Dwelling houses*,

•

Secondary dwellings*,

•

Semi-detached dwellings*,

•

Dual occupancies*,

•

Attached dwellings*,

•

Multi dwelling housing developments*,

•

Residential flat buildings*,

•

Seniors housing,

•

Hostels*,

•

Boarding houses,

•

Group homes*,

•

Shop top housing
(also permitted within the B3 Commercial Core, B5 Business
Development and B6 Enterprise Corridor Zones),

•

Hotel or motel accommodation
(also permitted within the B3 Commercial Core and B6 Enterprise
Corridor Zone),

•

Serviced apartment (also permitted within the B3 Commercial Core),

•

Bed and breakfast accommodation,

•

Backpackers accommodation
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(except within the B1 Neighbourhood Centre Zone),
•

Other similar residential type developments as prescribed in the Land
Use Tables of the LEP.

ii.

Where a residential type development is permitted with consent within a
particular zone, it shall be compliant with the requirements contained within
Part 10 of this DCP, which relates to Development in the Residential Zones.

iii.

Development for the purposes of Multi Dwelling Housing shall be compliant
with subclause (ii) except in regards to:
•

Greenfield Area and Established Area Siting Requirements

•

Minimum Lot widths

Notation
Where there is an inconsistency between this Part and Part 10 of this DCP, the
requirements of this Part shall prevail to the extent of the inconsistency.
* The above residential type developments were prohibited within the B4 Mixed Use
Zone upon gazettal of the LEP. It is anticipated that these will become permissible
upon gazettal of an amendment to the LEP.
11.5

DEVELOPMENT IN THE B1 NEIGHBOURHOOD CENTRE ZONE
The B1 Neighbourhood Centre Zone applies to land/s that provide commercial and
community services to the low-density residential neighbourhoods in their immediate
vicinity. The purpose of the zone it to provide for ‘convenience’ community services
and shopping needs and is not to compete with or detract from the core business
activities of the City located in the Albury and Lavington B3 Commercial Core and B4
Mixed Use Zones. Accordingly, development is to be of a scale that reflects the
intended low-scale, convenience services provided by this zone.
11.5.1 Building Envelope – B1 Neighbourhood Centre Zone
Objectives
1.

To promote consistency in the scale of development with that of the
surrounding low-density residential landscape.

Controls
i.

Buildings are not to exceed a maximum building height of 8 metres.

ii.

The minimum front setback is to be within 20% of the average front
setback of adjoining residential lots, or where there is no adjoining
development, a minimum front setback of 4 metres applies.

iii.

Side setbacks to adjoining properties in the B1 Neighbourhood Centre
Zone shall respond to the adjoining development and may include a
nil setback.

iv.

Side setbacks to zones, other than the Commercial Zones, shall be a
minimum of 6 metres.

v.

Rear setbacks to zones, other than the Commercial Zones, shall be a
minimum of 2 metres.
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11.5.2 Design Considerations – B1 Neighbourhood Centre Zone
Objectives
1.

To ensure designs and landscaping treatments are coordinated with

2.

To minimise the visual, traffic and noise impacts of the centre upon

that of any Residential Zone/s surrounding the centre.
the surrounding residential area.
Controls
i.

All visible walls shall be articulated with appropriate design elements.

ii.

Visible retail or commercial activity shall be provided at a minimum of

iii.

Car parking shall be concealed behind commercial premises, or

50% of a frontage to a public road or pathway.
screened by landscaping or an architectural treatment that is
consistent with the building/s adjoining the point of access. Car
parking shall be provided in accordance with the standards outlined in
Part 17 of this DCP, which relates to Off Street Car Parking.
iv.

Commercial signage and shop front designs shall be coordinated and
integrated into the overall commercial premises.

v.

Local design themes that reflect the local character should
predominate over corporate signage.

11.5.3 Additional Design Principles for the Hamilton Valley – B1
Neighbourhood Centre Zone
Objectives
1.

To identify the key principles that will assist the success of a B1
Neighbourhood Centre in Hamilton Valley.

2.

To identify the key land use mix and co-locations of land uses.

Controls
i.

The Hamilton Valley B1 Neighbourhood Centre shall incorporate a
residential component that will contribute to the life, safety and social
dynamics of the centre.

ii.

The Hamilton Valley B1 Neighbourhood Centre is encouraged to
Incorporate community services through the establishment of a multifunctional community centre initially providing visiting services
(paediatric through aged care), with specific “medical and social”
components linked to the staged residential development of the valley.

iii.

The Hamilton Valley B1 Neighbourhood Centre is to be staged
commensurate with residential growth.
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iv.

Noise sources within the Hamilton Valley B1 Neighbourhood Centre
are to be insulated from adjacent residential precincts using
appropriate buffer zones within the complex design.

Notation
When fully developed the Hamilton Valley B1 Neighbourhood Centre should
be anchored by a supermarket (e.g. IGA 1500 – 2000sqm GLA) and
supported by several specialty outlets including a selection of the following:
newsagent, chemist, café, hairdresser, butcher, takeaway food, restaurant,
fresh food, video, liquor and nursery plus a range of service providers.
Appendix F provides a graphic representation of the possible form of the
Hamilton Valley B1 Neighbourhood Centre.
11.6

DEVELOPMENT IN THE B2 LOCAL CENTRE ZONE
The B2 Local Centre Zone applies to land that currently services, or is earmarked to
service, the local-level retail, office, community and employment needs of the suburbs
of Albury. The zone also facilitates residential development opportunities to enable
residents to readily access these services.
11.6.1 Building Envelope – B2 Local Centre Zone
Objectives
1.

To promote consistency in the scale of development with that of the
surrounding low-density residential landscape.

Controls
i.

Buildings are not to exceed a maximum building height of 9 metres.

ii.

The minimum setback to the primary street frontage is nil.

iii.

Side setbacks to adjoining properties in the B2 Local Centre Zone

iv.

Side setbacks to zones, other than the Commercial Zones, shall be a

shall respond to the adjoining development and may be a nil setback.
minimum of 6 metres.
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11.6.2 Design Considerations – B2 Local Centre Zone
Objectives
1.
2.

To promote active and attractive business activity within the zone.
To ensure designs and landscaping treatments are coordinated with
that of any Residential Zone/s surrounding the centre.

3.

To minimise the visual, traffic and noise impacts of the centre upon
the surrounding residential area.

Controls
i.

The continuity of retail, business premises and shop fronts in the

ii.

New retail development within this zone is to promote an enhanced

existing local centres are to be maintained.
pedestrian environment through attractive façades and frontage
treatments that open up onto the street.
iii.

Car parking shall be accessed only from the rear or side of buildings
via existing public car parks, laneways or secondary streets, and
should be concealed from view. Off-street car parking areas shall be
provided in accordance with the standards outlined in Part 17 of this
DCP, which relates to Off Street Car Parking.

iv.

Continuous weather-protection is to be provided above shop fronts in
the form of awnings or overhanging balconies.

v.

Passive surveillance of all public places is to be promoted by ensuring

vi.

Development on large lots should distribute floor space into well-

appropriate orientation of shops, offices and dwellings.
articulated structures that are composed of separate wings or
interconnected buildings.

11.7

DEVELOPMENT IN THE B3 COMMERCIAL CORE AND B4 MIXED USE ZONES
The B3 Commercial Core Zone has been assigned to the two predominant retail and
commercial areas of the City, being the Albury and Lavington Central Business
Districts (CBDs). This zone allows for a wide range of retail, business, office,
entertainment, community and other suitable land uses that serve the needs of the
local and wider community, creating the social hubs of Albury and its surrounds.
Likewise, the B4 Mixed Use Zone has been assigned to the land bordering the Albury
and Lavington B3 Commercial Core Zones. This zone allows for a mix of commercial
and residential land uses that co-exist compatibly within close proximity to the City
Centre, whilst seeking to provide a transition between the Commercial Zones and
adjacent Residential Zones. Notwithstanding the regional role of the Albury and
Lavington CBDs, there has traditionally been an oversupply of office and retail floorspace. Attracting new commercial businesses to locate within the B3 Commercial
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Core Zones will continue as a key Council strategic priority through both the Albury
Land Use Strategy 2007 and the Albury and Lavington CBD Masterplans 2009. The
LEP reinforces this priority through its objectives for the B4 Mixed Use Zone, which
seeks “to identify areas in close proximity to the commercial core where commercial
and retail uses may be considered”.
The Albury CBD Masterplan, 2009 and the Lavington CBD Masterplan, 2009 form the
basis of development provisions, urban design principles and guidelines for land
located within the B3 Commercial Core and B4 Mixed Use Zones. These plans seek
to ensure the efficient development of these zones, as well as, minimising the impacts
upon adjoining lower-scale land use types.
Consequently, this Section has been derived from both the Albury and Lavington CBD
Masterplans 2009 and contains the controls and requirements that need to be
satisfied for development in these areas. As such this Section has been divided into
Albury and Lavington in lieu of the two CDB Strategies.
11.7.1 Development in the B3 Commercial Core and B4 Mixed Use Zones
General objectives
•

To maintain and enhance Albury and Lavington’s economic, social

•

To reinforce the structure and legibility of Albury and Lavington

and cultural role in the region.
through a clear street hierarchy and urban form.
•

To promote and encourage a high design quality of buildings.

•

To ensure that the siting of new developments are appropriate to their
setting

and

use,

particularly

in

regards

to

overlooking

and

overshadowing of residential areas.
•

To manage the transition in building use and scale within low-scale

•

To provide a high level of pedestrian amenity to create vibrant, safe

residential and multi-use areas.
and easy-to-navigate streets.
•

To promote the amalgamation of small sites to deliver better quality

•

To respect the existing scale and view corridors of heritage

development and adequate on-site parking.
streetscapes in regards to new development.
•

To improve and promote the use and safety of laneways for both

•

To promote and encourage safer public spaces.

•

To promote landmark buildings at gateways and entry points.

•

To simplify visual clutter, enhance tree planting and identify areas for

•

To create a destination for tourists from which to experience and enjoy

vehicle service access and pedestrian access to building frontages.

public art and new public spaces.
Albury.
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ALBURY
11.7.2 Land Use Precincts - Albury
Objectives
1.

To promote a variety of uses within the CBD and its surrounds that
increases its role as a regional retail, commercial and civic centre,
while encouraging an active, liveable centre for all ages.

2.

To encourage where possible mixed use buildings that operate during
the day and night.

3.

To consolidate the retail and commercial functions of the Albury CBD.

4.

To enhance and augment the cultural and civic uses centred around

5.

To protect and maintain the existing heritage streetscape of Dean

QEΙΙ Square.
Street and its surrounds.
6.

To create a vibrant, urban living precinct along the Murray River and

7.

To promote the incremental change of the B4 Mixed Use Zone that

its associated parklands with some supporting commercial suites.
surrounds and supports the CBD with complimentary uses, including,
small commercial uses, mixed-use buildings and residential uses
(townhouses/terraces and apartments).
8.

To promote the retention of and sensitive re-use of the Englehardt
Street Heritage Conservation Area and the existing residential edge to
the CBD in the form of the adaptive re-use of houses, low-scale infill
for commercial suites and single office home offices)(SOHO’s).

9.

To encourage commercial development to the North-East of the
Albury CBD for large floor plate commercial buildings that compliment
and increase employment opportunities within the CBD.

10.

To concentrate showrooms and large format retail uses, outside of the
existing shopping centres, along the former Riverina Highway to
maximise their visibility and accessibility for motorists.

Controls
i.

Land uses are to comply with the Land Use Plan contained in Figure
11.7 and the Land Use Table contained within the LEP.

ii.

Any form of residential development, shall comply with Part 10 of this
DCP, which relates to Development in the Residential Zones.

iii.

Mixed-use developments shall provide retail and commercial uses at

iv.

In areas characterised by heritage listed detached residential

ground floor level and residential uses above this.
dwellings, land uses shall continue the trend of adapting buildings for
commercial use/s such as professional offices or small businesses
and single office home office (SoHo).
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11.7.3 Building Heights - Albury
Objectives
1.

To ensure the height of buildings complement the streetscape or the
historic character of the area in which the buildings are located.

2.

To ensure the height of buildings protect the amenity of neighbouring

3.

To nominate heights that will provide a transition in built form between

properties in terms of visual bulk, access to sunlight and privacy.
varying land use intensities.
4.

To mediate between existing buildings and new buildings by defining

5.

To ensure buildings do not create obstacles in the transmission of

a street wall datum.
radio signals within and from the B3 Commercial Core and B4 Mixed
Use Zones.
6.

To ensure buildings do not create obstacles in the operation of the
Albury airport and its flight paths.

Controls
i.

Building heights are to comply with the Building Height Plan contained
in Figure 11.8.

ii.

Detached houses should retain a single storey building form to the

iii.

Midblock infill site areas shall achieve an overall maximum height of 7

street with a maximum two storey height permitted to the rear.
storeys permitted that a minimum site frontage of 24m exists to
accommodate parking.
iv.

Terrace houses should be 2 to 3 storey with a pitched and/or parapet
roof.

v.

Buildings shall not obstruct radio transmissions between local
transmission structures.
Albury City Staff may be consulted regarding the location of radio
transmission structures and associated height limitations.

vi.

All buildings and structures must comply with the Obstacle Limitation
Surface Plan as contained within Part 18 of this DCP, which relates to
the Albury Airport. This Plan indicates the height that buildings and
other structures must not exceed to ensure the safe operation of the
Albury Airport.

vii.

Overall building heights shall be compliant with the Street Wall
Heights and Upper Level Setback requirements contained within
Section 11.7.4 below.

Notation
Clause 4.3 of the LEP stipulates the Height of Buildings requirements and the
LEP Height of Buildings Map spatially depicts the designated heights.
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11.7.4 Street Wall Heights and Upper Level Setbacks - Albury
Objectives
1.

To maintain the scale of streets as incremental change occurs.

2.

To protect the scale of Dean Street by requiring deeper upper level
setbacks for the overall building heights.

Controls
i.

Street wall heights shall comply with the Street Wall Height Plan
contained within Figure 11.9.

ii.

Upper level setbacks shall comply with the following:
•

Along Dean Street – minimum 6 metres.

•

Along other streets – minimum 3 metres.

11.7.5 Floor Space Ratio (FSR) - Albury
Objectives
1.

To ensure that the density, bulk and scale of development is
appropriate for a site and integrates with the streetscape and
character of the area in which the development is located.

2.

To encourage lot consolidation to promote the efficient location of
buildings and the minimisation of building bulk.

Controls
i.

Floor Space Ratios shall comply with the FSR Plan contained within

ii.

Large or consolidated sites are subject to the following maximum

Figure 11.10.
FSR’s:
•

iii.

2

2

Maximum of 2:1 for sites between 5000m and 10,000m .
2

2

•

Maximum of 1.5:1 for sites between 10,000m and 15,000m .

•

Maximum of 1:1 for sites greater than 15,000m .

2

FSR’s for the railway precinct have been deferred, and will be subject
to special consideration by the Council.

Notation
The FSR’s shown on the FSR Plan are maximums; however, not all sites
within the CBD will be able to achieve this maximum due to site constraints.
These sites include:
•

Sites with a street frontage under 24m, which will not be able to achieve
the maximum FSR due to parking requirements,
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•

Sites adjacent to heritage buildings or conservation areas due to their
potential impacts, and

•

2

Large or consolidated sites greater than 5,000m .

Clause 4.4 and 4.5 of the LEP stipulates the Floor Space Ratio requirements
and the calculation processes used in determining applications, whilst the LEP
Floor Space Ratio Map spatially depicts the designated floor space ratio’s for
particular sites.
11.7.6 Building Design - Albury
Objectives
1.

To improve the built form of new buildings, whilst having regard to
items and places of heritage significance and established residential
areas.

2.

To promote design quality by promoting a loose fit between overall

3.

To encourage the use of a combination of materials, articulation,

height, carparking, building envelope and floor space.
fenestration and landscaping when designing buildings.
4.

To

encourage

energy

efficiency,

Environmentally

Sustainable

Development (ESD) and Safer by Design Principles.
Controls
i.

New building facades shall include articulation such as punctuations,
openings and repetition of architectural elements that contribute to the
streetscape.

ii.

Buildings shall comply with the relevant requirements of this Section in
regards to setbacks, heights, FSR, landscaping, open space and
other like requirements relating to building design.

iii.

Buildings shall create interest and activity along street edges through
the use of mixed land uses.

iv.

New buildings edging public open spaces shall incorporate active
edges to increase the vibrancy of these spaces and to provide
opportunities for passive surveillance.

v.

Buildings on corner sites shall be articulated to address each street
frontage and are to define prominent corners as shown in Figure 11.1.
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Figure 11.1 Building Articulation on Corner Sites

(Source: Parramatta City Council, 2005).

11.7.7 Building Setbacks - Albury
Objectives
1.

To protect and enhance the existing streetscape character.

2.

To encourage buildings built to the street boundary, which provide
better street definition, active frontages and awnings in the Dean
Street area.

3.

To maintain predominant landscape setbacks on residential streets so
as to manage change as it occurs.

Controls
i.

Street wall setbacks and build to lines are to comply with the Street
Setback and Build to Lines Plan as contained within Figure 11.11.

ii.

Street setbacks where appropriate should follow the predominant
setback along the street.

iii.

Buildings setback within landscaped settings shall provide associated
open space and landscaping.

iv.

Where there is not a predominant setback (i.e. large sites or where a
significant change in building use/type) is present, a 3 metre street
setback should be provided.

v.

Terrace houses should have a 2 metre landscape street setback or
ground floor level up to 1 metre above the footpath, with a 2 metre
landscaped terrace.
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vi.

Party wall construction methods should be incorporated for terraces,
retail streets and streetwall building types where it is consistent with
the adjacent context.

vii.

Terrace house party wall lengths should not exceed 12 to 14 metres.

viii.

For additions to residential houses, a minimum side setback of 1.2

ix.

For residential apartments and residential components of mixed-use

metres and minimum rear setback of 6 metres shall apply.
buildings, the following rear setbacks apply:

x.

•

Minimum 6 metres, where building height is 4 storeys or less.

•

Minimum 9 metres, where building height is 5 storeys or greater.

For commercial uses with windows facing the front and rear of a lot, a
minimum 3 metre side setback applies.

xi.

Bulky good premises may be built to one side and to the rear
boundary of a lot, where the adjoining property is not a house, mixeduse development or commercial office building with facing windows.

xii.

Buildings built to the secondary street boundary should cover a
minimum distance of 50% of the length of the site.

11.7.8 Building Depth - Albury
Controls
i.

Residential buildings are limited in depth to 18m from glass line to
glass line. Narrower buildings are encouraged to improve natural
daylight access and energy performance/efficiency.

ii.

Building depths for commercial office uses are limited in depth to 30m
as this limits the distance from the core to glass and improves energy
performance/efficiency.

11.7.9 Building Separation - Albury
Controls
i.

For commercial buildings with windows to offices, a minimum building
separation of:
•

12 metres is required between buildings facing each other on
a site, where the building height is 4 storeys or less.

•

18 metres is required between buildings facing each other on
a site, where the building height is 5 storeys or greater.

•

9 metres for commercial buildings perpendicular to each
other, where the maximum façade of one building does not
exceed 20 metres.
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ii.

Where building separation cannot be met due to existing adjacencies
or site configurations the following applies:
For free standing residential buildings on narrow sites, side

•

setback controls regulate building separation. In these,
instances habitable rooms should be oriented to the front and
rear of a lot.
For terraces, orientate rooms and windows to maximise

•

building separation and utilise other details such as louvered
screens, translucent windows, and high-set windows to
minimise overlooking and increase privacy.
Notation
Building

separation

requirements

will

be

assessed

against

State

Environmental Planning Policy No. 65 – Design Quality of Residential Flat
Development for multi-unit residential or mixed use buildings over 4 storeys
tall.
11.7.10 Open Space and Landscaping - Albury
Objectives
1.

To encourage the maintenance and enhancement of existing and
proposed public open spaces within the City Centre and its surrounds.

2.

To ensure appropriate access to all public spaces is available and to
‘activate’ these spaces through passive surveillance.

3.

To promote green roofs and their use not only for the better
environmental performance of buildings but also as communal open
space/s.

Controls
i.

Public open space areas shall be developed in a cohesive and
coordinated manner for the benefit of the public.

ii.

Development adjoining public open spaces shall address and
overlook these areas to encourage use and provide passive
surveillance.

iii.

Communal open spaces for mixed use buildings, commercial offices
and residential buildings shall be provided for those occupants of the
building.
Communal open space areas above ground level (green roofs) are
desirable for mixed use residential buildings.

iv.

Where car parking structures are proposed it is encouraged that
communal open space may be located above these on a podium.
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v.

Any development or redevelopment of a site shall seek to retain

vi.

Landscape plantings shall be provided for large scale developments

significant existing trees, where possible.
and incorporated within the front setback, particularly for residential
type developments.
Notation
The Albury CBD Masterplan, 2009 and Lavington CBD Masterplan, 2009
provide guidelines for the enhancement of existing public open spaces, as
well as, the creation of new public open spaces, which shall be consulted in
the development of these areas.
11.7.11 Car Parking, Traffic and Access – Albury
Objectives
1.

To consolidate car parking areas into a series of concentrated central
locations as identified in the Albury CBD Masterplan 2009 and the
Lavington CBD Masterplan 2009.

2.

To locate car parking areas on main transport links and to clearly
inform and direct motorists as to the location of car parking facilities.

3.

To contribute to the provision of a compact, accessible and connected
retail core.

4.

To ensure that developments that are known to produce significant
parking demands, make sufficient car parking provision on the actual
development site.

5.

To ensure car parking facilities are both pedestrian and motorist
friendly.

Controls
i.

Future car parking should be concentrated into consolidated off-street
locations and accessed primarily from internal circulation streets.
Refer to the Albury CBD Masterplan 2009 and Lavington CBD
Masterplan 2009 for guidance regarding desired locations and access
arrangements.

ii.

Future car parking should consist of a combination of spaces provided
specifically to service new development with both private spaces and
publicly

accessible

spaces,

which

maximise

shared

parking

opportunities at different times of the day.
iii.
iv.

Car parking areas shall be landscaped to provide shade.
Advertising, signage, landscaping and physical barriers shall be
provided for the efficient movement of pedestrians.
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v.

On-grade parking shall be provided at the rear of properties and

vi.

On sites with a minimum 24m frontage, parking above ground level or

should incorporate stormwater collection and re-use into their design.
underground may be possible.
vii.

Terrace buildings shall have garages located along a rear laneway or

viii.

Developments, which are likely to be significant customer attractors,

if viable under the building footprint.
must provide a minimum of two-thirds of the required parking on-site.
The remaining one-third may be provided by a monetary contribution.
Developments, which are likely to be specific customer “attractors” are
as follows:
•

Office complexes and shopping centres over 1,500m² gross floor
area (including malls).

ix.

•

Supermarkets.

•

Department stores.

•

Shopping centres containing supermarkets or department stores.

•

Retail bulky goods, warehouses or like retail premises.

•

Freestanding take-away food restaurants.

•

Hotels, motels and clubs.

•

Reception/conference centres.

•

Industrial uses.

•

Places of public worship.

•

Hospitals and schools.

•

Similar land uses as determined by the Council.

Multi-level parking (basement or deck) may be appropriate provided
that it:
•

Supports the objective of keeping the centre compact.

•

Is attractively designed.

•

Reinforces continuity of pedestrian activity rather than creating or
exacerbating any sense of separation between commercial uses.

x.

Car parking should be provided in accordance with the standards and
rates provided for in Part 17 of this DCP, which relates to Off Street
Car Parking for various uses. Council may consider a reduction in the
ratio of car parking provision if satisfactory evidence is provided to
indicate that one or more of the following circumstances apply:
•

The ability to “share” spaces between different land uses at
different times.

•

It can be demonstrated that the use in question will not generate
the numbers required.

•

The use proposed is currently not represented in the precinct and
is desirable from the point of view of economic activity or
community need but to apply the full car parking requirement
would make it unviable.
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11.7.12 Streetscape - Albury
Objectives
1.

To encourage and promote a consistent streetscape in terms of
building bulk, height, setbacks, street furniture, signage and building
designs.

2.

To retain buildings of significance and promote the erection of
additional significant buildings.

3.

To have regard to established residential streetscapes.

Controls
i.

New buildings shall avoid extensive blank walls to street frontages by
incorporating display windows and landscaped street setbacks for
mixed use and commercial developments.

ii.

Continuous box awnings are to be provided at the same height and

iii.

Active frontages are to be located on the primary street frontage and

depth as adjoining buildings in commercial areas, if applicable.
for a minimum of 50% of the secondary street frontage.
iv.

Building height, bulk and setbacks shall be consistent with the

v.

Ground level retail and commercial uses shall be maintained through

surrounding structures.
vertical articulation.
vi.

For detached residential dwellings, developments should maintain the
pattern of front setbacks, porches and verandahs typically located on
the street facade.

vii.

New development should retain the use of face brick, timber details,
doors and windows.

11.7.13 Urban Design and Pedestrian Circulation – Albury
Objectives
1.

To provide a consistent and high visual quality public domain that
provides excellent amenity and encourages extended patronage.

2.

To reinforce a clear framework of pedestrian routes which are highly

3.

To encourage street blocks to be more permeable and promote

“legible” - understandable and direct, which provide easy connections.
through site links for pedestrian access at the time of redevelopment.
4.

To promote new site links in the form of new streets, laneways, open

5.

To incorporate active edges or building entries off new links to

air pedestrian links or arcades that follow Safer by Design Principles.
minimise the impact of service access on pedestrians.
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6.

To encourage outdoor dining and interaction between pedestrians.

7.

To provide for bicycle racks within the CBD, particularly in proximity to
open space areas.

Controls
i.

Any breaks in the continuity of active shop fronts and services,
including those created by car parks or activities with low public
interaction, shall be avoided.

ii.

All public and pedestrian areas shall be designed in a manner that
maximises view lines between destinations and is embellished with
highly attractive and consistent paving, lighting and planting (including
shade-providing trees in unsheltered areas).

11.7.14 Outdoor Advertising – Albury
Objectives
1.

To allow for the adequate identification of businesses.

2.

To recognise that advertising signs can help express the character of
the commercial environment.

3.

To ensure there is an equitable distribution of signage and that the
number of, and positioning of signs, does not detract from existing or
proposed structures.

4.

To improve legibility and reduce visual clutter associated with signage.

5.

To provide signage that clearly identifies and directs pedestrians and
motorists to car parking facilities/areas.

6.

To minimise signage in established residential areas, and where
proposed ensure they do not detract from the character of surrounding
residential areas.

Controls
i.

Schedule 2 of the LEP provides that most advertisements do not
require the consent of the Council (including some above-awning
signs) provided that certain basic conditions can be met.

ii.

Refer to Part 16 of this DCP, which relates to Outdoor Advertising, for
the design consideration of advertisements that require Council’s
consent.

iii.

Within the B3 Commercial Core and B4 Mixed Use Zones there are a
large number of heritage items, and several conservation areas.
Particular attention should be paid to advertisements in these areas to
ensure that they do not detract from the style and character of
individual buildings and places. Applicants should refer to Part 7 of
this DCP, which relates to Heritage Conservation.
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11.7.15 Key Sites - Albury
Within the Albury CBD Masterplan 2009 two (2) areas have been identified as
‘Key Sites’ of which specific building controls (inclusive of structure
plans/diagrams and indicative building forms) apply to provide guidance on
their future redevelopment. These sites are the Railway Precinct (inclusive of
the Railway Precinct North and South) and the Council Depot site.
Notation
Where there is an inconsistency between this Section and any other
requirement of this DCP, applying to the same land, then this Section shall
prevail to the extent of the inconsistency.
1. Railway Precinct
The Railway Precinct is comprised of 2 parts being the Railway Precinct North
– Mill Park, Business Park and the Railway Precinct South – Tourist Centre as
contained in Figure 11.2:
Figure 11.2: Railway Precinct – Overall Structure Plan

A. Railway Precinct North - Mill Park, Business Park
The role of the Mill Park, Business Park (see Figure 11.3) is to revitalise the
northern end of Young Street and to better connect the Railway Precinct to the
CBD, whilst creating a premier location for large floor-plate commercial office
buildings, similar to Dean Street’s role as the premier retail street. The
Precinct will become a mixed use area and will predominantly be used for
commercial development with showrooms and retail uses at street level.
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Objectives
1.

To review the leasehold boundaries of the precinct to optimise its
development potential.

2.

To create new streets to increase the permeability of the Railway
precinct connecting this precinct to the CBD, as well as providing
street frontages and an address for new buildings.

3.

Maintain the vista from the pedestrian footbridge to Dean Street.

Controls
i.

Overall building heights around the Mill Park are to be a maximum
height of 6 storeys comprising a 4 storey streetwall to Young Street
with an upperlevel setback of 3 metres for the remaining 2 storeys.
The exceptions are:
•

Building A – where 7 storeys is permitted at the corner to
provide a landmark to the Mill Park.

•

Buildings E & F – have a maximum height of 4 storeys ensuring
a sympathetic scale to the adjoining single-storey heritage item.

ii.

New buildings are to be built to the predominant setback of 3 metres
along Young Street. The exceptions are Buildings A & B as these
buildings are located to create an edge to the Mill Park.

iii.

On-grade parking areas shall be screened with trees.

Figure 11.3: Railway Precinct North – Structure Plan
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B. Railway Precinct South - Tourist Centre
The predominant role of the Tourist Centre (see Figure 11.4) is to provide a
dedicated precinct for tourists to Albury; allowing them to navigate their way
through the CBD and surrounding areas. The other key role of this mixed use
precinct is to provide for the needs of the ARTC in terms of accommodation
for its workers and administrative and maintenance requirements.
Objectives
1.

To create a new entry point into the precinct from Atkins Street for
tourists exiting from the freeway.

2.

To connect this new entry point to the extension of Smollet Street,
allowing for the integration of this precinct to the CBD and providing
an address to the former Station Master’s Residence (H8).

3.

Provide a tourist information centre in either the historic Railway
Station (H7) or former Station Master’s Residence (H8).

Controls
i.

For Buildings H, K & L, the overall maximum building height is 6
storeys comprising a 4 storey streetwall to Young street with an
upperlevel setback of 3m for the remaining 2 storeys.

ii.

Building H has a maximum building height of 2 storeys to the rear

iii.

Building M is a landmark or ‘gateway’ building and is permitted to

ensuring a sympathetic scale to the historic Railway Station (H7).
have a maximum building height of 12 storeys at the corner of Hume
Street and Young Street.
iv.

For buildings I & J the overall maximum building height is 4 storeys
comprising a 2 storey base with a 6m upperlevel setback for the
remaining 2 storeys, where indicated.

v.

Buildings I & J shall respect the setback covenant or ‘no build zone’
either side of the extension of Smollett Street.

vi.

New buildings shall be built to the predominant setback of 3m along
Young Street. This is a ‘build-to’ line.

Figure 11.4: Railway Precinct South – Structure Plan
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2. Council Depot Site
The AlburyCity Council Depot site (see Figure 11.5) represents a significant
opportunity for infill development within the City Centre of Albury. The site
benefits from its close proximity to the CBD and the Murray River and
Parklands located nearby. Accordingly, any development of this Precinct
should be controlled and structured to ensure that it is developed in a
coordinated and efficient manner.
Objectives
1.

To create a vibrant urban residential precinct along Noreuil Park, by
encouraging some commercial and/or retail uses at streetlevel which
provide active frontages.

2.

To provide landmark buildings at the corners of Smollett Street and
Wodonga Place to create an entry point into the CBD when
approaching from the south-west (4).

3.

To ensure a curtilage around the heritage sewer building (1) by
creating a square/plaza.

4.

Encourage greater permeability through the creation of small streets
that act as through site links.

5.

To allow residential uses along these small streets to provide a
frontage and address for new developments.

6.

Provide clear entry points and lobbies to residential above.
Controls

i.

The public domain interface (edges) of the square are to have:
•

Active frontages to enliven the space and to provide safety and
security.

•

Awnings, colonnades or pergolas. These elements are to
provide pedestrian amenity and a transition zone between the
square and the buildings.

•

Public domain interface elements which are co-ordinated
between the staging of buildings providing a consistent
outcome of proportion, materials and finishes.

•

Colonnades should generally have a ratio of 1.6:1 height to
width with a minimum width of 4.5m.

ii.

Streetwall Heights, Upper Level Setbacks and Street Setbacks shall

iii.

A landscape setback of 4m should be provided along Wodonga Place

comply with Sections 11.7.4 and 11.7.7.
to contribute to the parkland setting.
iv.

Buildings are permitted to be built to the street boundary for a
maximum of 30m in length where indicated along Wodonga Place by
Section 11.7.7.

v.

Car parking shall be concealed by providing active frontages to
Wodonga Place and new small streets that ‘sleeve’ the car parking
contained in the podium of the building (3)
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Figure 11.5: Council Depot Structure Plan

11.7.16 Opportunity Sites - Albury
Like the ‘Key Sites’ identified in Section 11.7.15, ‘Opportunity Sites’ have also
been indentified within the Albury CBD Masterplan 2009 as areas that may be
subject to possible redevelopment. The difference between ‘Key Sites’ and
‘Opportunity Sites’ is that there has been no detailed investigations
undertaken regarding the site constraints and possible use and/or building
forms should the site become redeveloped.
Nevertheless, ‘Opportunity Sites’ are sites where the existing development or
on-grade parking areas could be redeveloped or adapted over time to improve
their relationship to the streetscape, pedestrian environment and function of
the public realm. As such the following sites have been identified as
Opportunity Sites (see Figure 11.12):
•

Albury Centro,

•

Gasworks,

•

Volt Lane Precinct,

•

SS&A Club,

•

Myer City Centre,

•

IGA Carpark.

Care should be taken when developing any of these sites due to their
significance and the impacts that any likely future redevelopment may have on
the wider Albury CBD area. It is encouraged that contact be made with
relevant AlburyCity staff with regard to the redevelopment of these sites.
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11.7.17 Masterplan Requirement - Albury
Sites or consolidated sites over 10,000m² are required to prepare a site
specific Masterplan. Masterplan sites are subject to merit assessment and are
required to demonstrate that the FSR’s are achieved by responding to:
•

An Economic Impact Report which details floor space and the impacts
on existing uses within the CBD.

•

Details of proposed public benefits such as through site links, open

•

The interface between residential, commercial buildings and heritage

spaces, and/or sustainability initiatives.
curtilages.
11.7.18 Future Character Areas - Albury
Albury is comprised of many different ‘character’ areas. The zoning for the
CBD of Albury and its surrounds allows for a variety of uses from residential to
commercial. Character areas that contribute to Albury’s identity are a result of:
•

Consistent street setbacks either built to the street or landscape
setbacks.

•

Consistent elements such as roof forms and pitch, or the use of

•

Consistent scale and form, resulting from building envelopes; height,

parapets and awnings.
width, depth floor to floor heights.
•

Consistent building expression such as any vertical or horizontal
articulation, materials and colours.

The intent of the Future Character Areas are to:
•

Protect the intact streetscapes that contribute to the identity of Albury,
such as Heritage Conservation Areas and Dean Street.

•

Improve streetscapes under transition such as the fringe of the CBD.

•

Create new streetscapes where opportunities exist, such as the
railway land along Young Street.

As change occurs over time, the infill strategy will manage the contribution of
new buildings to existing streetscapes. Refer to Figure 11.13 for Future
Character Areas.
11.7.19 Heritage – Albury
Objectives
1.

To have regard to the Heritage Items and Heritage Conservation
Areas as contained within Schedule 5 of the LEP and as stipulated in
the Albury Local Environmental Plan 2010 Heritage Map.

2.

To ensure that heritage conservation is an integral part of the planning
for the Commercial Zones.

Page 11-27

Albury DCP 2010

3.

To ensure that heritage-listed buildings have a continued economic

4.

To have regard to the heritage requirements as contained within Part

use and are conserved to enhance the character of the area.
7 of this DCP, which relates to Heritage Conservation.
Controls
i.

Refer to Part 7 of this DCP, which relates to Heritage Conservation as
well as the provisions of the Albury Mainstreet Study and the
AlburyCity Wide Heritage Study 2004.
Applicants should contact AlburyCity to obtain copies of these
documents in preparing development applications.

ii.

In some cases, a conservation report on a heritage item may be
required in order to detail its significance and reuse, and the curtilage
required to adequately maintain its setting.

11.7.20 Awnings, Verandahs and Balconies – Albury
Objectives
1.

To increase pedestrian amenity by the provision of weather protection.

2.

To enhance the appearance of buildings and developments lining
Dean Street.

Controls
Building Line
i.

Upon redevelopment of buildings along Dean Street, any proposed
awnings, verandahs or balconies must be constructed to the building
lines shown in the Awnings, Verandahs and Balconies Map (refer to
Figure 11.6 consisting of Sheets 01-06) of this Part.

ii.

The building line must conform to the Awnings, Verandahs and
Balconies Map (refer to Figures 11.6 – consisting of Sheets 01-06) of
this Part. Corner sites, special sites A and B and Dean Street
pedestrian crossings will be treated on their merit.

iii.

Awnings, verandahs and balconies may extend into the road reserve
in other locations within the Albury B3 Commercial Core and B4 Mixed
Use Zones, at the discretion of Council and in conjunction with the
other requirements of this Section.
Notation
Dean Street is the only precinct where required building lines for
awnings, verandahs and balconies are outlined in building line maps.
Notwithstanding the above, Section 11.7.20 applies to similar
structures elsewhere in the B3 Commercial Core and B4 Mixed Use
Zones.
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Footpath Clearance
iv.

A minimum of 3 metres of footpath at ground level must be clear of
columns or other structures associated with the overhead structure.

v.

Support columns are to be no more than 440mm in diameter.

vi.

The overhead structure should match adjoining structures in height (at
floor level if a balcony) or otherwise match the average height of the
awning, verandah, roof of the nearest like structure on either side of
the proposed structure.

vii.

Support columns must not obstruct Dean Street pedestrian crossings
or laneway access.

Balcony Enclosure
viii.

Balustrades should be 1000mm in height and should be at least 50%
open construction in any given side.

ix.

Sliding clear glass panels may be fixed to the top of the balustrade
and up to the ceiling level of the balcony. The glass panels must not
comprise fixed panes. Panel frames must be minimal and subdued in
design to retain the feeling of openness.

x.

High quality clear plastic roll-down blinds may be provided for weather
protection.

xi.

Above the balustrade level, a maximum 200mm high top fascia panel
(at ceiling height above the first floor level) is permitted.

Signage
xii.

Advertisements upon awnings or verandahs are to comply with Part
16 of the DCP, which relates to Outdoor Advertising.

xiii.

Balcony signage is to be limited to a fixed panel, maximum 400mm
high (measured from the underside of the awning, verandah or
balcony).

xiv.

No advertisements painted or otherwise, are to be located upon any
blinds, glass panels or the top balcony fascia.

Design
xv.

Awnings,

verandahs

and

balconies

must

be

architecturally

complementary to the buildings to which they are attached. Design
elements should complement period architecture.
xvi.

Columns, balustrades and roof designs should be in character with
the building. Where necessary, historical photographs or drawings will
be used for reference purposes.

Land Use
xvii.

The use of any balcony under this DCP is limited to “outdoor” dining or
bar seating. The balcony area is not to be used for entertainment (i.e.
locating bands or performers), storage, retail, display or commercial
floor space, or any other use not being dining or bar seating.

xviii.

Music or other noise from within the premises must not be
intentionally or unduly emitted to the street from the balcony area.
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Rental of Balcony “Floor/Air Space”
xix.

The applicant will be required to take out an annual lease with the
Council under the Roads Act, 1993 for the balcony area. The rental
fee will be indexed on an annual basis the results of which will be
printed into the AlburyCity Council Annual Fees and Charges Booklet.

Insurance
xx.

Applicants will be required to hold $5 million public liability insurance
for the balcony structure and must provide evidence of the Certificate
of Insurance prior to an annual lease being granted by Council
permitting the use of balcony areas within road reserves.

LAVINGTON
11.7.21 Land Use Precincts - Lavington
The Lavington CBD is quite diverse in nature and is accordingly comprised of
the following 3 precincts:
•

CBD Fringe.

•

Supporting CBD Precinct (Wagga and Urana Roads).

•

The Retail Core.

These precincts will help define roles for each part of the CBD and
concentrate on stimulating development in the Retail Core. This will
encourage Griffith Road to develop as a main street to become the premier
street in Lavington for businesses such as medical centres, banks etc.
Likewise, the Supporting CBD Precinct provides for other uses that support
the Retail Core. These uses include factory outlets that have a shopfront,
residential and seniors living. On the other hand the CBD Fringe plays an
important role for destination retail uses and the precinct controls and
accommodates for these uses whilst promoting better built form outcomes.
Refer to Figure 11.14 for the Lavington CBD Precincts Plan.
Objectives
1.

To promote a variety of uses within the CBD that increases its role as
a regional retail, commercial and civic centre, while encouraging an
active, liveable centre for all ages.

2.

To encourage where possible mixed use buildings that operate during
the day and night.

3.

To enhance and augment the cultural and civic uses centred around
the Lavington Town Square.

4.

Promote incremental change of fringe areas of the CBD that support
the Core and respect adjoining residential properties.

5.

To consolidate the retail and commercial functions of the Lavington
CBD.

6.

To provide Precinct based planning controls.
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Controls
i.

Land uses are to comply with the Land Use Table contained within the
LEP.

ii.

Any form of residential development, shall comply with Part 10 of this
DCP, which relates to Development in Residential Zones.

iii.

Mixed-use developments shall provide retail and commercial uses at
ground level and residential uses above this.

iv.

Land uses within the CBD Fringe Precinct shall:
•

Encourage destination retail uses with good exposure to a major
Road in Wagga Road, and easy car access to ensure that the
Lavington CBD remains competitive with other shopping
destinations.

•

Encourage retail, bulky goods, car yards, workshops and storage
facilities within this Precinct.

v.

Land uses within the Supporting CBD Precinct shall:
•

Encourage uses that support the Retail Core of the CBD. This
can

include

factory

outlets,

bulky

goods

premises

and

showrooms, plus residential and seniors housing developments.
vi.

Land uses within the Retail Core Precinct shall:
•

Encourage primary retail uses that contribute to a vibrant Core
such as café’s, restaurants, entertainment uses, shop front
commercial, office and professional services.

•

Encourage shop top housing and mixed use residential
developments to be located above ground floor level in the Retail
Core.

•

Reinforce existing active retail along Mate Street and Urana
Road, South of Sanders Street.

•

Encourage retail and commercial uses on Griffith Road, with
community uses concentrated around the proposed Lavington
Town Square.

11.7.22 Building Heights - Lavington
Objectives
1.

To ensure the height of buildings protect the amenity of neighbouring

2.

To nominate heights that will provide a transition in built form between

properties in terms of visual bulk, access to sunlight and privacy.
varying land use intensities.
3.

To stimulate redevelopment in the Retail Core.

4.

To allow additional building heights for key sites that deliver public
benefit in the form of through site links, public car parking or open
spaces.
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5.

To allow additional building heights for landmark and opportunity sites
(see Figure 11.20) that spatially define the new Lavington Town
Square and 5 ways that improve the identity of the Lavington CBD.

Controls
i.

Building heights are to comply with the Building Height Plan contained
in Figure 11.15.

ii.

If development is adjacent to residential uses then building heights
shall ‘step down’ to 2 storeys to protect the amenity of adjoining
houses.

iii.

A maximum 3 storey building height is permitted along Wagga Road.

iv.

Infill residential developments shall have a maximum building height

v.

In the Retail Core, buildings adjacent to residential development shall

of 2 storeys.
have a maximum height of 3 storeys to the rear.
vi.

Landmark sites shall have a maximum height of 7 storeys with the
exception of the Telstra Building (maximum 5 storeys) and the Council
car park site (maximum 12 storeys).

vii.

Opportunity sites have a maximum height of 7 storeys.

Notation
Clause 4.3 of the LEP stipulates the Height of Buildings requirements and the
LEP Height of Buildings Map spatially depicts the designated heights.
11.7.23 Street Wall Heights and Upper Level Setbacks - Lavington
Objective
1.

To maintain and improve the scale of streets as incremental change
occurs.

2.

To protect the amenity of established residential areas.

Controls
i.

Street wall heights shall comply with the Street Wall Height Plan
contained within Figure 11.16.

ii.

Street wall heights and Upper level setbacks in the Retail Core are
required to achieve the following heights:
•

Minimum of 3 metre upper level setback for buildings that have
an overall building height that exceeds the street wall height.

•

Maximum street wall height of 3 storeys plus parapet.

•

An upper level setback of 3 metres from the street wall for 5
storey buildings.

Page 11-32

Albury DCP 2010

11.7.24 Floor Space Ratio (FSR) - Lavington
Objectives
1.

To ensure that the density, bulk and scale of development is
appropriate for a site and integrates with the streetscape and
character of the area in which the development is located.

2.

To encourage lot consolidation to promote the efficient location of

3.

To stimulate development in specific locations that will improve the

buildings and the minimisation of building bulk.
liveability of the Lavington CBD.
4.

To allow additional FSRs for landmark and opportunity sites (see
Figure 11.20) that spatially define the new Lavington Town Square
and 5 ways that improve the identity of the Lavington CBD.

Controls
i.

Floor Space Ratios shall comply with the FSR Plan contained within

ii.

The CBD Fringe Precinct has a maximum FSR of 0.5:1.

iii.

The Retail Core Precinct has a maximum FSR of 2:1 for sites that can

Figure 11.17.

achieve a minimum site frontage of 24 metres.
iv.

The Supporting CBD Precinct has a maximum FSR of 1:1 for sites for
infill commercial and retail buildings and a maximum FSR of 0.5:1 for
houses.
2

v.

Sites over 5,000m requiring a Masterplan have a base FSR of 0.5:1.

vi.

When public benefits are delivered on sites located within the Retail
Core and Supporting CBD Precinct, the following FSR bonuses apply:
•

vii.

2

2

0.5:1 FSR for sites between 5000m - 15,000m .

Landmark sites must comply with the following:
•

Maximum FSR is 2.5:1 for these sites with the exception of
Council’s car park site and the landmark building located on the
Coles site.

•

No FSR’s will be determined for landmark buildings located on
2

sites over 5,000m that require a Masterplan. These sites require
a merit assessment in keeping with the intent and principles of
the Lavington CBD Masterplan, 2009.
•

Council’s car park site can achieve a maximum FSR of 3:1 if it
provides a public forecourt, through site links and public parking.

viii.

Opportunity sites have a maximum FSR of 2.5:1 provided these sites
can achieve:
•
•

Site amalgamation to achieve Council’s parking requirements,
Provide public benefits in the form of through site links with
active frontages with a minimum 5 metres in width and 7
metres in height when incorporated into a building. The
minimum height of 7 metres does not apply if the through site
links have a skylight over, with access to natural daylight
preferred.
Page 11-33

Albury DCP 2010

Notation
Maximum FSR’s may only be achievable on larger infill sites or consolidated
sites over 24 metres in frontage.
FSR’s assume aboveground parking, should underground parking be feasible
the FSR’s will be lower to reflect the potential increase in gross floor area
within the proposed heights.
Clause 4.4 and 4.5 of the LEP stipulates the Floor Space Ratio requirements
and the calculation processes used in determining applications, whilst the LEP
Floor Space Ratio Map spatially depicts the designated floor space ratio’s for
particular sites.
11.7.25 Building Design - Lavington
Requirements relating to building design must be in accordance with Building
Design controls contained within Section 11.7.6 of this Part.
11.7.26 Building Setbacks - Lavington
Objectives
1.

To improve the built form and character of Lavington.

2.

To encourage buildings built to the street boundary, which provide
better street definition, active frontages and awnings to streets in the
Retail Core.

3.

To maintain predominant landscape setbacks on residential streets so
as to manage change as it occurs.

4.

Buildings setback within landscaped settings shall provide associated
open space and landscaping.

Controls
i.

Street wall setbacks and build to lines are to comply with the Street
Setback and Build to Lines Plan as contained within Figure 11.18.

ii.

Street setbacks where appropriate should follow the predominant

iii.

Where there is not a predominant setback (i.e. large sites or where a

setback along the street.
significant change in building use/type) is present, a 3 metre street
setback should be provided.
iv.

For additions to residential houses, a minimum side setback of 1.2
metres and minimum rear setback of 6 metres shall apply.

v.

For residential apartments and residential components of mixed-use
buildings, the following rear setbacks apply:
•

Minimum 6 metres, where building height is 4 storeys or less.

•

Minimum 9 metres, where building height is 5 storeys or greater.
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vi.

For commercial uses with windows facing the front and rear of a lot, a

vii.

Bulky goods premises may be built to one side and to the rear

minimum 3 metre side setback applies.
boundary of a lot, where the adjoining property is not a house, mixeduse development or commercial office building with facing windows.
viii.

In the Retail Core Precinct:
•

Buildings are required to be built to the street boundary.

•

For streetwall building types, adopt party wall construction where
it is consistent with the adjacent context.

ix.

In the CBD Fringe Precinct
•

Building types such as showrooms/sheds, workshops, bulky
goods are required to be built to the street boundary for a
minimum of 50% of the site frontage to provide street enclosure
and definition. The remaining 50% of the site frontage can be
setback to allow for the display of goods and/or customer
parking. The part of the site frontage that is setback is required to
be landscaped with shrubs and/or trees at the street boundary.

•

Maintain the predominant landscape setback of Griffith Road in
this precinct to ensure that incremental change is sympathetic to
the residential character of this part of Griffith Road.

x.

In the CBD Supporting Precinct
•

Building types such as showrooms/sheds, workshops, bulky
goods are required to be built to the street boundary for a
minimum of 50% of the site frontage to provide street enclosure
and definition. The remaining 50% of the site frontage can be
setback to allow for the display of goods and/or customer
parking. The part of the site frontage that is setback is required to
be landscaped with shrubs and/or trees at the street boundary.

•

Maintain the predominant landscape setback for residential
development on Parnall, Breen and Prune Streets.

11.7.27 Building Depth - Lavington
Requirements relating to Building depth must be in accordance with the
controls contained within Section 11.7.8 of this Part.
11.7.28 Building Separation - Lavington
Notation
Building

separation

requirements

will

be

assessed

against

State

Environmental Planning Policy No. 65 – Design Quality of Residential Flat
Development for multi-unit residential or mixed use buildings over 4 storeys
tall.
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11.7.29 Open Space and Landscaping - Lavington
Requirements relating to Open space and landscaping must be in accordance
with the controls contained within Section 11.7.10 of this Part.
11.7.30 Car Parking, Traffic and Access - Lavington
Requirements relating to Car parking, traffic and access must be in
accordance with the controls contained within Section 11.7.11 of this Part.
11.7.31 Streetscape - Lavington
Objectives
1.

To encourage and promote a consistent streetscape in terms of
building bulk, height, setbacks, street furniture, signage and building
designs.

2.

To promote the redevelopment of individual sites and streets for the
improvement of the streetscape.

3.

To have regard to established residential streetscapes.

Controls
i.

New buildings shall avoid extensive blank walls to street frontages by
incorporating display windows and landscaped street setbacks.

ii.

In the Supporting CBD Precinct awnings are required for the 50% of
the street wall built to the street boundary.

iii.

All buildings are required to provide active frontages at ground level.
This includes shop fronts, cafes, restaurants, lobbies, showrooms etc.

iv.

All buildings are required to provide box awnings with a minimum
width of 3 metres at a height consistent to existing adjacent awnings.

v.

Awnings are required for bulky goods building types.

vi.

All buildings edging the new Lavington Town Square shall incorporate
active edges to increase the vibrancy of this space and to provide
opportunities for passive surveillance.

vii.

Where possible, infill development shall occur along Centro’s Griffith
Road frontage with active retail uses.

11.7.32 Urban Design and Pedestrian Circulation – Lavington
Requirements relating to Urban design and pedestrian circulation must be in
accordance with the controls contained within Section 11.7.13 of this Part.
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11.7.33 Outdoor Advertising – Lavington
Requirements relating to Outdoor Advertising must be in accordance with the
requirements contained within Section 11.7.14 of this Part.
11.7.34 Masterplan Requirement - Lavington
2

Sites or consolidated sites over 5,000m are required to prepare a site specific
Masterplan (refer to Figure 11.19 for the spatial extent of these areas).
Masterplan sites are subject to merit assessment and are required to
demonstrate that the FSR’s are achieved by responding to:
•

An Economic Impact Report which details floor space and the impacts

•

Details of proposed public benefits such as through site links, open

on existing uses within the CBD.
spaces, and/or sustainability initiatives.
•

The interface between residential, commercial buildings and heritage
curtilages.

11.8

DEVELOPMENT IN THE B5 BUSINESS DEVELOPMENT ZONE
The B5 Business Development Zone in Albury applies to land/s designated for
commercial development and uses that:
•

Do not detract from the viability of the B3 Commercial Core Zones; and

•

Accommodates commercial uses that would not be appropriate in the B3
Commercial Core Zones.

The B5 Business Development Zone applies to land on the South-West corner of the
Fallon and Mate Streets intersection, which has traditionally been zoned and
developed for commercial purposes. The zone is surrounded by low-density
residential development and, in this context, future commercial within the zone must
incorporate design and landscaping features that contribute to maintaining and
enhancing residential amenity on these adjoining lands.
11.8.1 Building Envelope – B5 Business Development Zone
Objectives
1.

To ensure consistency with the building heights of adjoining lowdensity residential development.

2.

To enable sufficient space on site to ensure satisfactory space for

3.

To prevent excessive building bulk.

landscaping.
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Controls
Building Height
i.

The maximum building height is 8 metres.

Building Setbacks
ii.

The minimum setback to the Mate and Fallon Street road reserves is
to be consistent with the setbacks required within the adjoining R1
General Residential Zone. Refer to Part 10 of this DCP, which relates
to Development in Residential Zones.

iii.

The minimum side setback to adjoining residential land is 6 metres.

Site Building Coverage
iv.

The maximum site coverage for buildings is 60% of the total lot.

v.

A minimum area of 10% of the total lot is to be retained as soft,
pervious or landscaped areas (excluding hard surfaces).

11.8.2 Car Parking – B5 Business Development Zone
Objective
1.

To ensure that developments provide sufficient car parking on the
development site.

Controls
i.

Future car parking should be concentrated into consolidated off-street

ii.

Future car parking shall be provided in a coordinated manner, for

locations and accessed primarily from internal circulation streets.
each component land use and in accordance with the standards and
rates outlined in Part 17 of this DCP, which relates to Off Street Car
Parking.
11.8.3 Development within Proximity to the R1 General Residential Zone
Objective
1.

To ensure the level of residential amenity of adjoining residential land
is maintained and enhanced through future redevelopment.

Controls
i.

Development within the B5 Business Development Zone is to address
the following matters to the satisfaction of Council:
•

The relative building scale, bulk, design and height and the
siting of the proposed development.

Page 11-38

Albury DCP 2010

•

The retention of acoustic and visual privacy of residents of
properties in the R1 General Residential Zone, including the
incorporation of landscaping buffers within the setbacks to
these adjoining properties.

•

The hours of operation of the proposed development.

•

Levels of traffic generation of the proposed development.

•

Any noise, light, dust and odour nuisance likely to be
generated by the proposed development.

•

Over-shadowing of, and retention of solar access by,
properties in Residential Zones. The siting and design of
buildings within the proposed development shall allow for
reasonable solar access to adjoining buildings, streets and
places.

11.9

DEVELOPMENT IN THE B6 ENTERPRISE CORRIDOR ZONE
Albury contains a B6 Enterprise Corridor Zone, located on the Riverina Highway in
East Albury, within proximity to the Albury Airport. Its location at this eastern gateway
to the city provides an important strategic and visually prominent entry point to the
central Albury area for highway related vehicular traffic, as well as, arrivals from the
Albury Airport. The B6 Enterprise Corridor Zone also adjoins an existing R1 General
Residential Zone to the immediate west. Accordingly, the intent of the zone is to
promote commercial development that does not detract from the functions of the
predominant Central Business Districts of Albury, is visually attractive in design and
landscaping and is compatible with the residential uses adjoining these lands.
11.9.1 Preferred Land Uses – B6 Enterprise Corridor Zone
Objectives
1.

To ensure the B3 Commercial Core and B4 Mixed Use Zones of the
Albury and Lavington CBD’s maintain their primacy as the
predominant commercial and retail locations of Albury.

2.

To encourage bulky good and homemaker related businesses to
locate within this zone.

Controls
i.

Land Use Types shall be bulky goods and homemaker related
businesses. Such uses considered appropriate include:
•

Furniture, bedding and floor covering outlets.

•

‘Whitegood’ outlets.

•

Bathroom and Kitchen retailers.

•

Doors, windows and blind outlets.

•

Other like bulky good and homemaker businesses.
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ii.

Land Use Types that Council deems inappropriate within the B6
Enterprise Corridor Zone include:
•

Retail and clothing outlets.

•

Offices.

•

Automotive accessories.

•

Food produce industries.

•

Sporting equipment and leisure goods.

•

Toys and game outlets.

•

Any other land use type that Council considers not bulky
goods or homemaker related.

Notation
Such uses shall be in accordance with the definition of bulky goods premises
in the LEP dictionary.
11.9.2 Development within Proximity to the R1 General Residential Zone
Objective
1.

To ensure the level of residential amenity of adjoining residential land
is maintained and enhanced through future redevelopment.

Controls
i.

Development within the B6 Enterprise Corridor Zone is to address the
following matters to the satisfaction of Council:
•

The relative building scale, bulk, design and height and the
siting of the proposed development.

•

The retention of acoustic and visual privacy of residents of
properties in the R1 General Residential Zone, including the
incorporation of landscaping buffers within the setbacks to
these adjoining properties.

•

The hours of operation of the proposed development.

•

Levels of traffic generation of the proposed development.

•

Any noise, light, dust and odour nuisance likely to be
generated by the proposed development.

•

Over-shadowing of, and retention of solar access by,
properties in the R1 General Residential Zone. The siting and
design of buildings within the proposed development shall
allow for reasonable solar access to adjoining buildings,
streets and places.
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11.9.3 Building Envelope – B6 Enterprise Corridor Zone
Objectives
1.

To ensure consistency with the building heights of adjoining low-

2.

To enable sufficient space on site for high quality landscaping.

3.

To prevent excessive building bulk.

density residential developments.

Controls
Building Height
i.

The maximum building height is 8 metres.

Building Setbacks
ii.

The minimum setback to the Riverina Highway road reserve and any
other internal roads created 8 metres.

iii.

The minimum side setback is 4 metres.

Site Building Coverage
iv.

The maximum site coverage for buildings is 50% of the total lot.

v.

A minimum area of 30% of the total lot is to be retained as soft,
pervious or landscaped areas (excluding hard surfaces).

11.9.4 Car Parking – B6 Enterprise Corridor Zone
Objective
1.

To ensure that developments provide sufficient car parking on the
development site.

Controls
i.

Future car parking should be concentrated into consolidated off-street
locations and accessed primarily from internal circulation streets.

ii.

Future car parking shall be provided in a coordinated manner, for
each component land use and in accordance with the standards and
rates outlined in Part 17 of this DCP, which relates to Off Street Car
Parking.

11.9.5 Landscaping Requirements – B6 Enterprise Corridor Zone
Objective
1.

To ensure that development is of a high quality presentation through
appropriate landscaping.

Page 11-41

Albury DCP 2010

Controls
i.

Development in the B6 Enterprise Corridor Zone is to incorporate the
following:
•
•

The planting of vegetation.
Screening of the bulk of the buildings when viewed from the
adjoining land uses, where relevant.

ii.

All non-residential development in the zone is to be accompanied with
a detailed landscape plan, excluding development that, in the opinion
of the Council, consists of minor additions and alterations to an
existing building. The landscaping plans should address the following
as a minimum:
•

The location, size and species of existing vegetation to be
affected by the development, including trees, hedges, large
shrubs, shrub beds and any areas of natural vegetation.

•

Replacement planting for any vegetation which is proposed to
be removed.

•

A planting plan showing the location and expected size within
10 years of each tree and large shrub.

•

A schedule (table) indicating the common name, botanic
name, expected ultimate height and width and planting size
(pot size and height), if relying on planting of trees or large
shrubs for privacy.

•

A planting plan showing location and indicative planting for
mid/low shrubs and ground covers.

Notation
Refer to Appendix A of this DCP, which relates to Information
Requirements for Applications, in particular landscape plans.
11.10

DEVELOPMENT IN THE B7 BUSINESS PARK ZONE
The B7 Business Park Zone applies to land located on the northern outskirts of the
City and is identified within the Albury Land Use Strategy as having an important
strategic role as a transport interchange and employment generator for the City. Like
the B6 Enterprise Corridor Zone, this site requires the creation of a well-designed and
highly attractive development as it is highly visible from a key road entry point to
Albury.
11.10.1 Services and Infrastructure – B7 Business Park Zone
Objective
1.

To provide the Zone with the full range of services and infrastructure
necessary to cater for the needs of the preferred types of land uses.
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Controls
i.

Reticulated

water

and

sewerage,

underground

power

and

telecommunication facilities shall be provided by the applicant as part
of any subdivision.
ii.

Services shall be designed to accommodate the range of preferred
land uses and the full development of the Zone.

iii.

All wastes generated from the site shall be removed and disposed in
accordance with the requirements of the consent authority and if
necessary, the EPA.

11.10.2 Preferred Land Uses – B7 Business Park Zone
Objective
1.

To attract ‘clean’ industries which have a low impact on the amenity of
the surrounding area.

Controls
i.

Land use and development shall be consistent with the objectives of

ii.

Land use and development shall be consistent with the objectives of

the B7 Business Park Zone in the LEP.
any Outline Development Plan prepared for the zone.
iii.
iv.

Offensive and hazardous industries are prohibited by the LEP.
Retail land uses and development shall only be granted consent
where they are ancillary to the principal use of the site or principally
servicing other activities in the Zone.

v.

In considering all other development , Council shall only grant consent
if it is satisfied that it will not impact negatively on other activities
being undertaken in the Zone, or that it will not prejudice the likelihood
of attracting other ‘clean’ industries to the Zone.

vi.

In considering all other development, Council shall only grant consent
if it is satisfied that it will not impact negatively on the amenity of
residents opposite or the Ettamogah Sanctuary (e.g. hours of
operation, noise, odour, appearance etc.).

11.10.3 Building Envelopes – B7 Business Park Zone
Objective
1.

To ensure that buildings are sited to provide sufficient area for
landscaping, car parking and separation from adjoining land uses.
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Controls
i.

Buildings shall not occupy more than 50% of the site area.

ii.

Buildings shall be located at least:
•

20 metres from a watercourse.

•

10 metres from the front boundary of the property.

•

3 metres from side boundaries.

•

50 metres from the Ettamogah Sanctuary.

•

15 metres from the boundary with the railway reserve.

11.10.4 Building Design – B7 Business Park Zone
Objective
1.

To present an image for the zone of ‘clean’ industry through buildings
of appropriate scale, construction materials, colours and energy
efficiency.

Controls
i.

Development shall avoid the use of metal cladding (including
colorbond) for walls of buildings, unless utilised as an architectural
element in the design.

ii.

Development shall avoid ‘box-style’ industrial buildings.

iii.

Development shall take into account the siting and design of adjoining

iv.

Development shall avoid large expanses of uninterrupted walls in

buildings (if any).
favour of alternative building materials or treatment of the wall with
architectural features.
v.

The front facades of buildings shall be designed in a manner that
provides interest to the streetscape.

vi.

Development shall use colours which complement or highlight the
style of the building.

vii.

The use of large areas of glass or other reflective material will only be
permitted where glare is not created as a result.

viii.

Buildings shall be designed and located so that no fencing is
necessary forward of the building façade.

ix.

Buildings should be oriented to make appropriate use of solar energy,
be sited and designed so that the energy efficiency of existing
buildings are not unreasonably reduced.

x.

Developments should be designed so that solar access to north facing

xi.

Buildings should be articulated with appropriate vertical and horizontal

windows is maximised.
variations to ensure an appropriate year round variation of shade and
sunlight according to the heating/cooling needs and shadow patterns
across glazed surfaces during seasonal changes through the year.
Page 11-44

Albury DCP 2010

xii.

Buildings should be constructed of materials and using designs which

xiii.

Buildings should provide for natural cross-ventilation.

xiv.

Development shall have regard to the Hume Highway and its role as

improve thermal mass.

the northern entrance to Albury-Wodonga at this location.
11.10.5 Landscaping Requirements – B7 Business Park Zone
Objective
1.

To enhance the appearance of the zone and northern entrance to
Albury-Wodonga along the Hume Highway and Great Southern
Railway.

Controls
i.
ii.

A minimum of 15% of any lot shall be dedicated to landscaping.
A minimum of 4 metres from the front boundary and 6 metres from the
rear boundary for the width of the property (excluding driveways),
shall be dedicated to landscaping.

iii.

A minimum of 2 metres along the sides of the lot shall be dedicated to

iv.

Landscaped ‘screens’ shall be provided to outdoor storage areas,

landscaping.
fences or undesirable visual aspects of the building (e.g. loading
bays).
v.

Shade to outdoor public and employee areas shall be provided.

vi.

The Hume Highway frontage shall be provided with designed
landscaping, having regard to its contribution to the visual amenity of
road users.

vii.

Landscape islands and bays shall be utilised in large car parking
areas.

viii.

Landscaping shall be maintained and enhanced.

ix.

Existing trees shall be retained where possible (including dead

x.

Native indigenous species of flora shall be utilised.

specimens if they represent potential native bird habitat).

11.10.6 Signage – B7 Business Park Zone
Objective
1.

To effectively convey a message without intruding on the visual
amenity of the surrounding area or affecting the function of the Hume
Highway.
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Controls
i.

Developers shall be encouraged to achieve a high quality in design
and construction of signs.

ii.

The number of signs per building and site shall be minimised to avoid

iii.

Signs shall be integrated into the design of buildings.

iv.

Signage shall generally be restricted to corporate and/or product

clutter and visual confusion.

identification where appropriate (i.e. restrict general advertising).
v.

The content of signage shall be related to the activity being conducted
on the land where it is located.

vi.

Billboard type signage shall not be permitted.

vii.

Signage shall not be directed specifically towards the railway line.

viii.

Signage shall be for the purposes of site and/or building identification
rather than promotion.

ix.

Signage shall be in proportion to the scale of the building and the size
of the site (i.e. avoid the use of whole walls for signage etc.).

x.

It is preferable that approval for signage be sought simultaneously
with the development and/or use of the land.

xi.

Applicants shall have consideration for the impact of signage on the
entrance to Albury-Wodonga.

xii.

Signage for multiple tenanted buildings shall be co-ordinated and
consolidated into one sign.

xiii.

Applications shall be compliant with Part 16 of this DCP, which relates
to Outdoor Advertising.

11.10.7 Access and Parking – B7 Business Park Zone
Objective
1.

To ensure that development is designed to allow for the safe
movement of all vehicles in and around the site, and that the supply of
car parking spaces meets the demand generated by the use of the
land.

Controls
i.

Intersections with the Hume Highway shall be upgraded to a standard
necessary to accommodate traffic generated by the zone.

ii.

In the absence of a car parking demand analysis being submitted with
an application for development, car parking shall be provided in a
coordinated manner, for each component land use and in accordance
with the standards and rates outlined in Part 17 of this DCP, which
relates to Off Street Car Parking.
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iii.

Future car parking should be concentrated into consolidated off-street

iv.

Employee car parking shall be located behind the front building line.

v.

Sufficient parking shall be provided for the number and turnover of

locations and accessed primarily from internal circulation streets.

visitors generated by the activity on the site.
vi.

Car parking shall not be located within the building setback.

vii.

Visitor car parking shall be clearly sign posted and made available for
this purpose at all times.

viii.

All access, manoeuvring and parking areas shall be constructed of
concrete, asphalt or some other form of hardstand material approved
by Council.

ix.

Applicants shall ensure sufficient manoeuvring area on site so all
vehicles exit the site in a forward direction.

x.

Entrances and exits shall be located and designed to provide
sufficient view of passing traffic.

xi.

Vehicle crossovers shall be designed and constructed in accordance
with Council’s standard for the type of land use.

xii.

Car parking areas shall be screened from public view as much as
possible.

11.10.8 Open Space – B7 Business Park Zone
Objective
1.

To maximise the area available for both formal and informal outdoor
use and provide a high level of amenity for the zone.

Controls
i.

A landscaped open space buffer shall be maintained between the
zone, the Great Southern Railway and the Ettamogah Sanctuary.

ii.

Open space in the zone shall be linked with the Albury-Wodonga
Regional Parklands network.

iii.

Open space shall be incorporated into the overall design of each
development in the zone.

iv.

The remains of the old Ettamogah Winery shall be incorporated into
the open space network if not required for commercial development.

v.

The existing natural landscape features shall be utilised in the zone.

vi.

Landscaped outdoor recreation areas shall be provided for employees
on each site.

vii.

Open space areas shall be maintained to a high standard to reinforce
an image of quality and professionalism for the zone.
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11.10.9 Drainage and Watercourses – B7 Business Park Zone
Objectives
1.

To ensure that no detrimental affects to the environment are caused
by the discharge of stormwater from individual lots and the zone as a
whole, and the watercourses and water quality are maintained at the
standard experienced prior to development of the zone.

Controls
i.

Development applications shall have regard to Council’s Soil and
Water Management Policy (including the need for a Soil and Water
Management Plan).

ii.

Recommendations for drainage in the Ettamogah Environmental
Study shall be implemented.

iii.

Applicants shall be responsible for all stormwater generated on the
site and by the development.

iv.

Watercourses shall be regarded as living environments rather than
just drains.

v.

Watercourses and drainage lines shall be incorporated into the overall
design of the development sites.

vi.

On-site storage and treatment of stormwater is encouraged.

vii.

No polluted drainage shall be discharged from the zone.

viii.

Integration of drainage and open space areas is encouraged for
development within the zone.
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Figure 11.6
AWNINGS, VERANDAHS, BALCONIES MAPS
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Figure 11.7
LAND USE DIAGRAM – ALBURY
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Figure 11.8
BUILDING HEIGHT MAP – ALBURY
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Figure 11.9
STREETWALL HEIGHTS AND UPPER LEVEL SETBACKS – ALBURY
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Figure 11.10
FLOOR SPACE RATIO MAP – ALBURY
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Figure 11.11
STREET SETBACKS – ALBURY
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Figure 11.12
OPPORTUNITY SITES – ALBURY
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Figure 11.13
FUTURE CHARACTER AREAS – ALBURY
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Figure 11.14
PRECINCTS – LAVINGTON
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Figure 11.15
BUILDING HEIGHT MAP – LAVINGTON

Page 11-59

Albury DCP 2010

Figure 11.16
STREETWALL HEIGHTS AND UPPER LEVEL SETBACKS – LAVINGTON
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Figure 11.17
FLOOR SPACE RATIO MAP – LAVINGTON
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Figure 11.18
STREET SETBACKS – LAVINGTON
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Figure 11.19
SITES REQUIRING A MASTERPLAN – LAVINGTON
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Figure 11.20
LANDMARK AND OPPORTUNITY SITES – LAVINGTON
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12

DEVELOPMENT IN THE INDUSTRIAL ZONES
12.1

INTRODUCTION
Industrial development is seen as a key contributor to the local employment and
economic base for the Albury LGA. This Part seeks to ensure industrial type
developments are appropriately designed to respond to any existing and/or preferred
surrounding neighbourhood character. This Part of the DCP provides objectives for
industrial development in Albury, as well as, any relevant controls to be met.
This Part applies to the IN1 General Industrial and IN2 Light Industrial Zones and any
other zones where industrial type development is proposed.
The main aim of the Industrial Zones is to identify land for employment generating
uses. These uses are not limited to traditional industries, such as manufacturing,
vehicle repair and warehousing, but include development for the purposes of data
processing, indoor sports facilities, information technology uses and call centres.
Three of Albury’s four Industrial Areas (Dallinger, Airport and South Albury) directly
adjoin residential areas and lands used for community purposes. There is a need to
ensure that new industrial development minimises its potential to create land use
conflicts and decreased amenity for adjacent residential areas. The Industrial Zones
can operate effectively at the industrial/residential interface, provided that the Council
and the proponent pay sufficient attention to the siting, design and operational
characteristics of existing and proposed industrial uses. The controls within this Part of
the DCP specifically address this issue and the development of industrial land
generally.
Where development consent is required, any development located in the Industrial
Zones 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.
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.
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12.1.1 Broad Development Objectives
In addition to the LEP zone objectives for the IN1 General Industrial and IN2
Light Industrial Zones, the broad objectives for industrial development in
Albury are:
1.

To provide opportunities to:
•

Expand the local employment base by providing for a wide
range of industrial, service industrial, highway business,
wholesale trades, materials recycling, warehousing, scientific
and computer based-businesses, and other related uses.

•

Support and not detract from the functions of the main
business centres.

•

Contribute to improvements in the built environment.

•

Improve traffic access and safety conditions.

•

Protect the amenity of the public domain and residential areas
in the vicinity.

•

Soften the appearance of industrial developments through
landscaping works.

2.

To provide suitable areas for a range of special industries and uses
that, by the nature of the processes involved, the scale or type of use
or the material used and produced, need large areas of land that are
physically separated from other more sensitive land uses.

12.2

INDUSTRIAL SUBDIVISION
Objectives
1.

To ensure subdivision, and subsequent development, of new industrial estates

2.

To protect the amenity of the adjacent land uses where necessary from the

occurs in a planned and coordinated manner.
effects of industrial development. See Section 12.3.5.
3.

To ensure that industrial subdivision caters for a variety of needs generated by

4.

To provide each lot with sufficient area for the siting of the development, the

the industrial sector.
circulation, parking and access of vehicles, as well as, the provision of loading
and other service facilities.
5.

To provide for the safe and efficient movement of traffic to and from each
proposed lot within the industrial areas to facilitate effective levels of access,
safety and convenience for all road users in industrial areas.

6.

To provide for infrastructure services consistent with the operational needs of

7.

To assist in facilitating an appropriate and aesthetic interface between the built

industries.
edge and arterial roads, buildings are encouraged to front and address the
arterial roads through the provision of service roads (where appropriate).
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Controls
i.

Industrial land uses should be compatible with adjacent commercial and/or
residential land uses.

ii.

Reticulated water and sewer provision must be provided in accordance with
the AlburyCity Engineering Guidelines for Subdivisions and Development
Standards.

iii.

Council shall only grant subdivision consent where it is satisfied that the
provision of utility services and community infrastructure would be a logical
extension of the existing network or servicing program.

iv.

Stormwater provision must be provided in accordance with the AlburyCity
Engineering Guidelines for Subdivisions and Development Standards.

v.

Despite control ii. the Ettamogah Industrial Area (North of Central Reserve
Road and west of Wagga Road/Hume Highway) may dispose of sewerage onsite subject to a land assessment report being submitted and endorsed by
Council demonstrating that climate, geology, hydrology, topography, soils
composition and vegetation renders the land capable of disposing effluent onsite.

vi.

Utilities shall be provided in accordance with the NSW Rural Fire Service
Planning for Bushfire Protection Guidelines.
2

vii.

The minimum lot size for industrial development is 1,000m and the minimum

viii.

The minimum lot size for a corner lot is 1,500m and the minimum width for a

lot width is 20 metres.
2

corner lot is 40 metres.
Notation
Lots of 1,500m² or less in area are generally not suitable for articulated
vehicles.
ix.

The size of lots should provide sufficient space to accommodate the industrial
operations and buildings envisaged and allow the site to function properly and
efficiently in terms of development requirements. These requirements may
relate to factors such as safe egress, vehicular movements within the curtilage
of the site, parking, deliveries, storage and bin areas, boundary setback
requirements and landscaped areas.

x.

Road design and construction provision must be provided in accordance with
the AlburyCity Engineering Guidelines for Subdivisions and Development
Standards.

xi.

Driveways shared between lots are to be a minimum of 10 metres wide.

xii.

Public roads within the Industrial areas are to have a minimum 24 metre road
reserve width, a minimum 13 metre carriageway width, and equal width
footway/service reserves.

xiii.

Evidence should be provided to Council stating that adequate network
capacities for electricity, natural gas and telephone services exist.
relevant

service

providers

should

be

contacted

for

their

The

servicing

requirements.
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Notation
Industrial subdivisions that result in culs-de-sac will be discouraged. Where
permitted they shall have a minimum kerb radii of 13.5 metres and boundary
radius of 17 metres.
Subdividers will be required to comply with the AlburyCity Engineering
Guidelines for Subdivisions and Development Standards.
12.3

INDUSTRIAL DEVELOPMENT
12.3.1 Building Setbacks
Objectives
1.

To ensure that adequate land is available for landscaping, parking and
vehicle circulation.

2.

To enable flexibility in building location.

3.

To provide a buffer to adjoining land uses, reducing adverse impacts
on surrounding land uses and residential amenity.

Controls
i.

The primary setback to the street frontage is to be a minimum of 7
metres or the average of the setbacks of adjoining buildings,
whichever is the greater.

ii.

The secondary setback (for corner sites) is to be a minimum of 3
metres.

iii.

Side and rear setbacks (where a building adjoins a residence,
community facility, public park or Residential Zone) are to be a
minimum of 5 metres.
Notation
Greater setbacks may be required for bulky, hazardous and noise or
odour generating activities.

12.3.2 Car Parking and Vehicular Access
Objectives
1.

To ensure that adequate areas are provided for off-street car parking,
vehicular access, on-site circulation and loading facilities.

2.

To ensure car parking, circulation and loading areas are integrated
with the form and layout of buildings on the site.

3.

To ensure all vehicles can enter and exit a site in a forward direction.

4.

To avoid road conflicts and traffic congestion.
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5.

To ensure the safe movement of vehicles and pedestrians.

6.

To ensure parking and access ways do not become unsightly or affect
the amenity of the area by way of dust or uncontrolled run-off.

Controls
i.

Part 17 of this DCP contains the full set of requirements for off street
car parking, including land use related parking rates, turning circles,
aisle widths and parking bay configurations.
However, an extract of car parking rates for typical Industrial area
uses is as follows (Table 12.1).
Notation
As a general rule the number of car spaces provided on site should
not be less than the total number of employees present at any one
time (including overlapping shift workers).
Table 12.1
Use

Car parking spaces

Industry (including light industry)
Warehousing
Industry & Warehousing (Office
component)
Industry & Warehousing (Ancillary
Retail component)
Disabled persons parking

1 space per 80m GFA
2
1 space per 100m GFA
2
1 space per 40m GFA of office area

Visitor parking

ii.

2

2

1 space per 40m GFA of ancillary retail
area
At least 1 space, then 1 additional space
per 15 spaces or part thereof
Minimum 1 space, otherwise 1 space per
2
500m GFA (capped at 5 visitor spaces)

Disabled persons and visitor car parking spaces are to be clearly
marked or signposted.

iii.

All car spaces are to be clearly linemarked.

iv.

The preferred location for car parking is between the front landscaped
area and the proposed building. Unless located in a zone other than
IN1 General Industrial and IN2 Light Industrial where off street car
parking is to be provided behind the front building line. This is to
encourage employees to park off the street. The car parking area
should be separated from the activity areas on site (e.g. loading,
storage, heavy vehicle manoeuvring).

v.

All vehicles are to enter and exit the site in a forward direction.

vi.

The heavy vehicle manoeuvring areas, especially at loading and
unloading points should be designed to accommodate a three-pointturn or semi-circular turn. As a general rule, the minimum
(unobstructed) width of a manoeuvring area should be at least as wide
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as the anticipated heavy vehicle where the vehicle fully enters the
building.
vii.

Where the vehicle meets an external loading point or partially
recessed dock, the Council may request the submission of vehicle
movement templates. In these cases, the unobstructed three-pointturn/semi-circular turn rule will apply. The Council will generally refer
to the vehicle movement templates published by the RTA.
Notation
Heavy vehicles are those which are designed to carry more than 10
passengers or which are designed to carry more than 1.5 tonnes of
cargo.

viii.

Internal roadways and driveways utilised by heavy vehicles are to be
a minimum of 7 metres wide (two way movement) or 5 metres (one
way movement). Internal roadways/driveways for non-heavy vehicles
are to be 6 metres and 3.5 metres wide respectively.

ix.

All internal roadways, and loading areas are to be fully sealed and

x.

Refuelling and workshop areas are to be adequately sealed and

drained via a system of surface inlet pits.
bunded and are not to be connected to the stormwater system.
xi.

New vehicular access to classified/main roads will require the prior

xii.

All vehicular manoeuvring areas must permit forward vehicle ingress

approval of the RTA.
and egress to a public road.
xiii.

All loading and unloading operations shall be carried out wholly within

xiv.

All loading docks, car parking spaces and access driveways shall not

the confines of the site at all times.
be used for storage purposes, including garbage storage and must be
kept clear of goods at all times.

12.3.3 Building Design
Objectives
1.

To promote the development of buildings which enhance the quality of
the streetscape when viewed from public land and adjoining
properties.

2.

To encourage innovative, contemporary and sustainable building
designs.

3.

To encourage the quality design of buildings, including the use of low
maintenance building materials and energy efficient designs and
layout.
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4.

To encourage design that is of a type, scale, height, bulk and
character that is compatible with and will enhance the streetscape
characteristics of the surrounding area.

5.

To ensure building materials mitigate noise impacts to adjoining
developments, particularly residential areas.

6.

To protect and enhance the visual amenity of the major entry points to
the City.

Controls
i.

The Council will require a high standard of appearance for buildings
within the Industrial Zones. Monotonous front facades consisting of
one plane and colour are discouraged.

ii.

Building entrances should be clearly defined and well articulated
through form, materials and colour and provide level or ramped
access.

iii.

Building walls to the primary street frontage shall have a minimum 3
metre return and must be constructed of face brick, decorative
concrete blocks or suitable treated and painted concrete panels (for
example “granosite” or similar product).

iv.

Office components shall be located at the street frontage of the
structure to enable the placement of windows and doors to break up
the façade.

v.

The office and/or administration areas of any building are to be
architecturally differentiated from the remainder of the building by the
use

of

fenestration,

horizontal/vertical

materials

planes.

The

of

construction
Council

will

and

differing

not

permit

office/administration areas clad in metal, or designs with little
fenestration, colour, or dimensional detail.
vi.

Highly reflective materials are to be avoided.

vii.

Factory units are to be designed with particular attention to materials,
the articulation of the façade, the practical placement of loading areas
and the location of car parking close to each particular unit.

viii.

Buildings

should

incorporate

energy-saving

measures,

where

possible, in the design to reduce the possible environmental impacts
of that development.
12.3.4 Landscaping
Objectives
1.

To require a high standard of landscaping for the environmental
quality of developments, whilst enhancing the general streetscape and
amenity of industrial areas.
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2.

To provide landscaped areas that screen and shade storage, parking

3.

To enhance the appearance of well-designed buildings and lessen the

and loading areas.
impact of less attractive existing developments.
4.

To enhance the streetscape by unifying buildings of diverse function

5.

To provide a landscape buffer between industrial developments and

and appearances.
adjoining or adjacent non-industrial land uses.
6.

To enhance the appearance of developments when viewed from
public places including the street, open space areas, adjacent railway
lines or transport corridors.

7.

To enhance stormwater management by minimising hard non-porous
surfaces.

Controls
i.

Landscaping areas are to be identified on development application
plans submitted to Council, with comprehensive landscape plans
required to show all areas of vegetation, pathways, ground-based
lighting and vehicle access areas.

ii.

Pursuant to the AlburyCity Tree Preservation Order existing trees
should be retained on site wherever possible. Refer to Clause 5.9 of
the LEP and Part 5 of this DCP that relate to the preservation of trees
or vegetation for more information.

iii.

A minimum 3-metre wide landscape strip is to be located immediately
inside the front property boundary. The Council encourages this area
to be mounded, whilst the remainder of the setback to the building not
occupied by car parking or other vehicular access areas is to be
grassed.

iv.

Site areas not containing hardstand areas or not used for vehicle
access areas should be grassed.

v.

Advanced (minimum 1.2 metres in height) trees are to be planted in
the front landscaping strip at the rate of 1 tree every 4 metres. These
trees are to be accompanied by plantings of shrubs and/or
groundcovers.

vi.

Native species are preferred, and generally the species chosen
should be fast growing, low maintenance and water hardy.

vii.

Secondary street frontages are required to be landscaped in
accordance with the above controls, although the extent of
landscaping required will be assessed on merit.

viii.

Where a development will provide more than 10 parking spaces in any
one area, advanced trees are to be planted (at the top corner of the
space) at the rate of one tree every third car space.
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ix.

Landscaping areas are to be protected from vehicle activity areas by a
minimum 100mm high kerb, wheel stops or other similar barrier
devices to prevent the damage to these vegetated areas.

Notation
Appendix A of this DCP contains the information requirements for
applications, including landscape plans.
Appendix I of this DCP contains a list of trees that are recommended for the
Albury area.
AlburyCity staff are available to recommend appropriate species.

12.3.5 Impacts on Adjoining Land
Objectives
1.

To encourage a development layout, design and function that

2.

To protect the amenity of adjoining properties.

minimises impact on activities in other zones.

Controls
i.

Development in the Industrial Zones is to have regard to the following
matters relating to adjoining land:
•

The emission of any form of pollutant, including noise and
vibration, air, water, dust or odour pollution, which is not to
affect the amenity of adjoining land/s.

•

Sources of noise, where practicable, should be sited away
from adjoining properties and where necessary, be screened
by acoustic treatments.

•

The proposed development shall not unreasonably cause
overshadowing of adjoining properties.

•

The appearance of the development from adjoining land shall
have regard to these areas. It is advised that long blank walls
which may adversely affect adjoining land/s will not be
favoured.

•

The development is not to incorporate the use of highly
reflective building materials such as zincalume, aluminium and
galvanised iron.

•

Light sources shall be directed away from adjoining residential
properties.

•

Should development be proposed on land adjoining an
Environmental Zone, the application to Council is to
incorporate evidence to the satisfaction of Council that
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appropriate mitigation measures are in place to ensure any
environmental impacts are minimised as far as practical.
Notation
High-intensity noise generating industries are not favoured by
Council in close proximity to residential areas.
12.3.6 Open Storage Areas
Objectives
1.

To avoid unsightly or visually intrusive development.

2.

To enhance the setting of buildings and the environmental quality of
the locality.

3.

To screen storage areas as seen from the street and neighbouring
areas.

Controls
i.

Open storage areas must be screened from public places, including
public roads, and are to be sealed to prevent the emission of dust.

ii.

Screen fences are to be a maximum of 2.4 metres in height and

iii.

Open storage areas are to be located behind the building or another

goods are not to be stacked higher than the actual fence.
part of the site that cannot be seen from the street or from adjoining
properties.
iv.

Landscaping is generally not an acceptable method of screening,
unless it is already well established and the applicant can
demonstrate that the storage area will be effectively screened.
Notation
Landscaping may only be used for screening purposes when
undertaken in conjunction with fencing, and other screening devices.

12.3.7 Outdoor Advertising
Objectives
1.

To permit the adequate display of information concerning the
identification of premises (including street number), the name of the
occupier and the activity conducted on the land.

2.

To encourage signage that avoids clutter, untidiness or visual
distraction.

3.

To locate advertising signs that enhance the architectural and
landscape presentation of the industry and that appear proportional to
the scale of the building or space within which they are located.

Page 12-12

Albury DCP 2010

4.

To improve the appearance of buildings through the appropriate

5.

To encourage a coordinated approach to advertising where there are

design and placement of signs.
multiple occupancies on site.
Controls
i.

Specific controls relating to all advertising structures are contained in
Part 16 of this DCP, which relates to Outdoor Advertising.
Any advertising signage component of an industrial development, or
the erection of any new signage within the Industrial Zones is to be
compliant with the provisions of Part 16.

12.3.8 Security Fencing
Objectives
1.

To improve the safety and security of the site.

2.

To improve the visual amenity of industrial areas.

3.

To enhance the streetscapes in the Industrial Zones.

Controls
i.

Security fencing is required for the protection of property and is not
usually required to protect non-productive areas of a site such as car
parking and landscaping areas.

ii.

Security fencing should not obstruct the view of landscaping from the

iii.

Security fencing should incorporate landscaping to reduce its visual

street and should preserve driver’s sightlines.
impact, particularly on large sites, and must be powder-coated black
or dark green only.
iv.

Cyclone mesh security fencing should not be located in front of the
main building wall towards the street and must not be erected to a
height greater than 2.4 metres.

v.

Security fencing should not be an electric fence or incorporate barbed
wire due to the visual appearance of these fence types.
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12.3.9 Utility Services
Objectives
1.
2.

To ensure development is adequately serviced.
To recognise stormwater as a resource and to facilitate its reuse on
site.

3.

To provide an effective and efficient drainage system to safeguard life
and property.

4.

To ensure adequate protection against environmental degradation
due to increased water volume, flow velocity, and pollution discharge
associated with industrial development.

Controls
i.

All developments within the Industrial Zones are to be fully serviced by
reticulated water and reticulated sewerage.

ii.

Despite control i. the Ettamogah Industrial Area (North of Central
Reserve Road and West of Wagga Road/ Hume Highway) may
dispose of sewerage on-site subject to a land assessment report
being submitted and endorsed by Council demonstrating that climate,
geology, hydrology, topography, soils composition and vegetation
renders the land capable of disposing effluent on-site.

iii.

The applicant should make contact with AlburyCity regarding water
and sewer requirements

iv.

The applicant should make contact with relevant providers of gas,
electricity and telephone services at the earliest possible stage, in
order to determine available services, easements and other
requirements for servicing.

v.

Overhead power connection will not be permitted where the street
service is presently underground.

vi.

Development is to incorporate techniques such as leaky wells, gravel
filled trenches and rainwater tanks to capture roof run-off and disposal
on-site, thereby reducing peak flows and the volume of polluted water
flowing downstream.

vii.

Any surplus roof and stormwater drainage collected is to be piped to
the nearest adequate Council drainage system. This on-site piping
system is to be designed to the satisfaction of Council and shall be
approved prior to the release of the Construction Certificate.

12.3.10 Flooding
Objectives
1.

To minimise any hazards to life and property in the event of flooding.
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Controls
i.

The development is not to be located within a floodway.

ii.

The development shall not adversely affect the efficiency of, or unduly
restrict the capacity of the flood fringe to carry and discharge flood
waters.

iii.

The development shall not significantly increase the level of flooding
on adjoining land/s.

iv.

The floor level of any part of the building is to be at least 300mm or
500mm above the 1 in 100 year flood level (refer to Part 6 for the
required freeboard level).

v.

The development proposal is to be accompanied by relative levels to
AHD, details of all trees and structures on the site and any areas of
known or suspected filling.

Notation
Full details of flood-affected land in the Albury LGA are contained in Part 6 of
this DCP, which relates to Planning for hazards.

12.3.11 Potentially Hazardous or Offensive Industry
Objectives
1.
2.

To reduce the impact of hazardous and offensive industries.
To have regard to the provisions of State Environmental Planning
Policy (SEPP) No. 33 - Hazardous and Offensive Development.

Controls
i.

The development must comply with State Environmental Planning
Policy (SEPP) No 33 – Hazardous and Offensive Development

ii.

SEPP 33 uses a screening threshold approach to determining
whether a development is likely to be potentially hazardous or
offensive (e.g. threshold relating to the volume of goods stored or
used-vs-distance to a site boundary).
Council will require the preparation of a Preliminary Hazard Analysis
where development exceeds a screening threshold. This requirement
should be investigated early in the development process.
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Notation
After all measures have been employed to minimise the impact of a
development on the locality and the development remains classed as any of
the following listed land use activities under SEPP 33, Council will be unlikely
to grant consent to:
•

A hazardous industry.

•

A hazardous storage establishment.

•

An offensive industry.

•

An offensive storage establishment.

In relation to LPG gas outlets in service stations, applicants are advised to
read the NSW Department of Planning publication: Liquefied Petroleum Gas
Automotive Retail Outlets – Hazardous Industry Locational Guidelines No 1.

12.4

HAZARDOUS AND OFFENSIVE INDUSTRIES
Council will consider applications for development consent for hazardous and
offensive industries or potentially hazardous or offensive industries in accordance with
State Environmental Planning Policy No 33—Hazardous and Offensive Development.
Objectives
1.

To ensure that in determining whether a development is a hazardous or
offensive industry, any measures proposed to be employed to reduce the
impact of the development are taken into account.

2.

To ensure that in considering any application to carry out potentially
hazardous or offensive development, the consent authority has sufficient
information to assess whether the development is hazardous or offensive and
to impose conditions to reduce or minimise any adverse impact.

3.

To undertake public participation as part of determining applications for
development consent for potentially hazardous or offensive development.

Controls
i.

In determining whether a development is:
•

a hazardous storage establishment, hazardous industry or other

•

an offensive storage establishment, offensive industry or other

potentially hazardous industry, or
potentially offensive industry,
Council shall consider current circulars or guidelines published by the NSW
Department of Planning relating to hazardous or offensive development.
ii.

A development application to carry out development for the purposes of a
potentially hazardous industry shall be accompanied by a preliminary hazard
analysis in accordance with the current circulars or guidelines published by
the Department of Planning.
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iii.

In determining an application to carry out development, Council shall consider
(in addition to any other matters outlined in the relevant Acts, the LEP or
DCP):
•

Current circulars or guidelines published by the Department of
Planning relating to hazardous or offensive development.

•

Whether any public authority should be consulted concerning any
environmental and land use safety requirements with which the
development should comply.

•

In the case of development for the purpose of a potentially hazardous
industry—a preliminary hazard analysis prepared by or on behalf of
the applicant.

•

Any feasible alternatives to the carrying out of the development and
the reasons for choosing the development, which is the subject of the
application (including any feasible alternatives for the location of the
development and the reasons for choosing the location the subject of
the application), and

•

12.5

Any likely future use of the land surrounding the development.

LIGHT INDUSTRY
The Dictionary of the LEP defines Light industry for the purposes of this DCP.

Objectives
1.

To restrict the use of land and development for industrial uses likely to
produce significant impacts upon local amenity for adjoining developments
and zones.

Controls
i.

The following uses are not considered to be light industry and are not
permitted within the Light Industrial Zone:
•

Asbestos cement products manufacturing.

•

Bitumen manufacturing or processing.

•

Boilermaking.

•

Brick, tile, pipe and fire clay products manufacturing.

•

Cement, cement product manufacturing and concrete batching works.

•

Chemical factory or works involving chemical processes or involving
the use of toxic, radioactive or flammable or otherwise volatile
unstable materials.

•

Chemical storage establishments (other than the storage of inert, nontoxic, non-flammable and non-radioactive materials or products).

•

Cutting, crushing and grinding of rocks, ore or minerals.

•

Drum reconditioning works.
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12.6

•

Glass, fibreglass and associated products manufacturing.

•

Hardboard manufacturing.

•

Heavy engineering, boilermaking and heavy machine manufacturing.

•

Liquid, chemical, oil or petroleum waste works.

•

Metallurgical works involving the processing of metals or their ores.

•

Motor body building and motor vehicle manufacturing.

•

Panel beating and spray painting.

•

Paper or pulp works.

•

Petroleum products refineries.

•

Hazardous or potentially hazardous developments.

•

Offensive or potentially offensive developments.

•

Rubber (including tyres) or plastics manufacturing.

•

Extractive industries.

•

Liquid fuel depots.

COMMERCIAL ACTIVITIES IN THE INDUSTRIAL ZONES
12.6.1 Retailing and Display
Objectives
1.

To provide for limited retailing in Industrial Zones in a manner that
does not detract from the primary retailing role and function of the
Albury and Lavington B3 Commercial Core and B4 Mixed Use Zones.

Controls
i.

Retailing and the display of goods in Industrial Zones will only be
considered where it is ancillary to the principal industrial land use onsite,

ii.

Only those goods that have been manufactured on the land that the
industry is carried out can be retailed or displayed on-site.

iii.

The amount of retail/display area must not exceed:
•

20% of the total combined building GFA of the building or
place on which the relevant industry is carried out, or

•

200 square metres,

whichever is the lesser.
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12.6.2 Shops or Services
Objectives
1.

To ensure limited convenience shopping to service the immediate
needs of the workforce in the Industrial Zones.

Controls
i.

Neighbourhood shops, take away food and drink premises or like
developments are permitted within Industrial Zones where they
provide for the daily convenience needs of the workforce in the
surrounding industrial area.

ii.

Council will have regard to the number of similar convenience uses in
the area and the singular or cumulative effect of each proposed
business on the trading performance of the Albury or Lavington B3
Commercial Core and B4 Mixed Use Zones.

12.6.3 Office Space
Objective
1.

To ensure office uses in the Industrial Zones are ancillary to industrial
activity.

Controls
i.

Office space is to be ancillary to the principal industrial land use onsite, and to be occupied only by employees for that particular
business.

ii.

The size of the office area and number of office employees will be
treated on a merits-based assessment.

iii.

The office shall not detrimentally affect the trading performance,
singularly or cumulatively, of the Albury or Lavington B3 Commercial
Core and B4 Mixed Use Zones.

Notation
Clause 2.5 and Schedule 1 of the LEP enables and lists particular development on
land as permitted with consent, or as the Schedule so provides, permitted without
consent, despite anything to the contrary in the LEP or this DCP.
It is recommended that if you have a property identified within this Schedule or that is
now no longer permitted within the designated zone that you make contact with
relevant AlburyCity staff to discuss development potential.
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12.7

BROTHELS AND SEX SERVICES PREMISES
Notwithstanding that sex services premises are permitted with consent in the
Industrial Zones, Clause 7.10 of the LEP requires that consent must not be granted
for development for the purposes of sex services premises if the premises will be
located on land that adjoins, or that is separated only by a road from land in the R1
General Residential, R2 Low Density Residential, R3 Medium Density and RE1 Public
Recreation Zones, or land used for community, school or church uses. In deciding
whether to grant consent to any such development, the consent authority must take
into account the impact that the proposed development would have on children who
adjoin the proposed development, and which can view the proposed development.

12.8

AREA SPECIFIC DEVELOPMENT PLANS
Development within the following specific areas shall be undertaken in accordance
with any relevant additional site specific controls listed below. Where there is an
inconsistency between this Section and any other Part or Section of this DCP, the
requirements of this Section shall prevail to the extent of the inconsistency.
•

Albury Industrial Hub Master Plan. See Appendix K;

•

East Albury Industrial Precinct Master Plan. See Appendix P.

Notation
Where a site specific development control plan has been prepared, submitted and
supported by Council, this site specific DCP will be listed in this Section and inserted
into this DCP as an amending Area Specific Development Plan.
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13

DEVELOPMENT IN THE RECREATION ZONES
13.1

INTRODUCTION
The primary function of the Public and Private Recreation Zones is to identify the
major open space areas in the Albury LGA. These open space areas are either
owned, controlled or managed by Council (RE1 Public Recreation Zone) or are either
privately owned and/or leased by a private organisation (RE2 Private Recreation
Zone), or have been identified by the Council for future acquisition from private owners
for local open space purposes, particularly along the Murray River foreshore as part of
the Murray River Experience.
This Part applies to the RE1 Public Recreation and RE2 Private Recreation Zones and
any other zones where land is either reserved and/or being used for public and private
recreational pursuits.
The Recreation Zones in the LEP do not attempt to identify all parks, drainage
reserves and community land under the Local Government Act, 1993, but rather
identify the major public parks, creek areas and major private open space holdings.
In the Recreation Zones all development requires Council consent, apart from bushfire
hazard reduction and environmental protection works and other minor works of
minimal environmental impact prescribed by State Environmental Planning Policy
(Infrastructure) 2007 as exempt development.
Notation
State Environmental Planning Policy (Infrastructure) 2007 (SEPP) seeks to facilitate
the delivery of infrastructure across the State by improving regulatory certainty and
efficiency. The SEPP provides a consistent planning regime under the Environmental
Planning and Assessment Act 1979 that, provides greater flexibility in the location of
infrastructure and services by identifying a broad range of zones where types of
infrastructure are permitted, allows for efficient development, redevelopment or
disposal of Government owned land, outlines the approval process and assessment
requirements

for

infrastructure

proposals,

and

identifies

works

of

minimal

environmental impact as exempt or complying development to improve turnaround
times for maintenance and minor upgrades.
Works of minimal environmental impact, prescribed by the SEPP, may include (but are
not limited to), works carried out by or on behalf of Council on a public reserve under
the control of or vested in the Council such as, roads, cycleways, single storey car
parks, viewing platforms, playing fields, sporting facilities and structures (goals posts,
sight screens etc), play equipment, information boards and facilities, and other like
developments.
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Clause 5.12 of the LEP states that the LEP does not restrict, prohibit, or enable the
restriction or prohibition of, the carrying out of any development , by or on behalf of a
public authority, that is permitted to be carried out without under State Environmental
Planning Policy (Infrastructure) 2007.
Where Council consent is required, any development located in Recreation Zones will
be assessed according to the zone objectives and relevant provisions of the LEP, the
Environmental Planning and Assessment Act, including provisions of Section 79C
(see Appendix D) and any other relevant objectives and controls in this Part or any
other Part of this DCP, and the relevant community land provisions of the Local
Government Act 1993, Local Government Regulations, 2005 and associated
legislation.
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.

13.2

DEVELOPMENT IN THE RECREATION ZONES
Objectives
1.

To protect and enhance open space areas within the Albury area, including
the Albury-Wodonga Regional Parklands.

2.

To maximise the value of open space areas and, where appropriate, promote
their use for; a mix of drainage, recreation, landscaping, walkways, cycleways
and any other similar uses.

3.

To offer a variety of opportunities for public and private recreational pursuits

4.

To provide public access to the foreshore of the Murray River.

5.

To allow for alternative uses of open space areas for community purposes

and tourist facilities.

compatible with surrounding areas to enable increased economical use of
community facilities.
6.

To manage, protect and enhance the natural environment for recreational
purposes.

7.

To allow for the alternative use of open space that is privately owned.

Controls
i.

In considering a development application within the Recreation Zones, Council
will consider the following:
•

The need for the development of the land.

•

The impact of the development on the existing and likely future use of
the land.
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•

The imminence of any acquisition.

•

The costs of reinstatement of the land for the purposes for which the
land is to be, or has been acquired.

•

The physical characteristics of the land, including slope, aspect,
topography, land capability, drainage, vegetation and landscape
attributes.

•

Whether any environmental resources, including riparian and
floodplain ecosystems, will be jeopardised by the development.

•

Any other relevant circumstances, including the need to retain the

•

Any applicable Plan of Land Management or Masterplan.

land for its existing or likely future use.

Notation
Clause 2.6BB of the LEP enables and sets out the conditional requirements for the
temporary use of land (subject to development consent).
Clause 2.6BB sets out conditional requirements including, the maximum period by
which a temporary use may be carried out in any 12 month period (whether or not
consecutive days), the temporary use must not compromise future development on
the land or have a detrimental economic, social, amenity or environmental impact, and
that at the end of the temporary use period, the site will, as far as is practicable, be
restored to the condition in which it was before the commencement of the use.
Clause 7.2 of the LEP both references and enables the Natural Resources Sensitivity
Map – Water and sets out requirements relating to development on land identified as a
sensitive area on the Natural Resources Sensitivity Map – Water. It is recommended
that advice is sought from Council when considering any kind of development(s) that
is affected by the Natural Resources Sensitivity Map – Water.

13.3

ACQUISITION OF LAND FOR PUBLIC PURPOSES
Clause 5.1 and the Land Reservation Acquisition Map in the LEP identifies land
reserved by Council and/or any other public authority for certain public purposes and
establishes the process for the acquisition of reserved land.
Notation
AlburyCity staff are available to discuss matters relating to the acquisition of reserved
land for local open space purposes.
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13.4

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 this River are also contained within Murray Regional
Environmental Plan No 2 (MREP No 2).
Objective
1.

To conserve and protect Riverine corridors, including native vegetation.

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.

ii.

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.
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14

DEVELOPMENT IN THE SPECIAL PURPOSE ZONES
INTRODUCTION
The Special Purpose Zones are generally intended for, in the case of the SP1 Special
Activities Zone, special land uses or sites with special characteristics that can not be
accommodated in other zones such as a major scientific research facility, a major
defence or communications establishment or an international sporting facility, in the
case of the SP2 Infrastructure Zone, a wide range of physical and human
infrastructure uses such as transport (e.g. roads and railway, utility undertakings and
works , community uses, educational establishments (e.g. schools) and hospitals.
This Part applies to the SP1 Special Activities and SP2 Infrastructure Zones.
Where Council consent is required, any development located in the SP1 Special
Activities Zone and/or SP2 Infrastructure Zone will be assessed according to the zone
objectives and relevant provisions of the LEP, the Environmental Planning and
Assessment Act, including provisions of Section 79C (see Appendix D) and any other
relevant objectives and controls in this Part or any other Part of this DCP.
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.
Notation
State Environmental Planning Policy (Infrastructure) 2007 (SEPP) seeks to facilitate
the delivery of infrastructure across the State by improving regulatory certainty and
efficiency. The SEPP provides a consistent planning regime under the Environmental
Planning and Assessment Act 1979 that, provides greater flexibility in the location of
infrastructure and services by identifying a broad range of zones where types of
infrastructure are permitted, allows for efficient development, redevelopment or
disposal of Government owned land, outlines the approval process and assessment
requirements

for

infrastructure

proposals,

and

identifies

works

of

minimal

environmental impact as exempt or complying development to improve turnaround
times for maintenance and minor upgrades.
Clause 5.12 of the LEP states that the LEP does not restrict, prohibit, or enable the
restriction or prohibition of, the carrying out of any development , by or on behalf of a
public authority, that is permitted to be carried out without under State Environmental
Planning Policy (Infrastructure) 2007
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DEVELOPMENT IN THE RECREATIONAL WATERWAYS ZONE
15.1

INTRODUCTION
The primary function of the W2 Recreational Waterways Zone is to provide for
waterways that are used primarily for recreational purposes such as boating, fishing
and waterskiing, but which may also have ecological, scenic or other values that
require protection. A limited number of low impact uses that do not have an adverse
effect on the natural value of the waterway can be permitted in this zone.
This Part applies to the W2 Recreational Waterways Zone.
Where Council consent is required, any development located in the W2 Recreational
Waterways Zone will be assessed according to the zone objectives and relevant
provisions of the LEP, the Environmental Planning and Assessment Act, including
provisions of Section 79C (see Appendix D) and any other relevant objectives and
controls in this Part or any other Part of this DCP.
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.
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.

15.2

W2 RECREATIONAL WATERWAYS ZONE OBJECTIVES
Objectives
1.

To protect the ecological, scenic and recreational values of recreational
waterways.

2.

To allow for water-based recreation and related uses.

3.

To provide for sustainable fishing industries and recreational fishing.

4.

To prevent development that would have an adverse affect on the natural
values of waterways.

15.3

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 this River are also contained within Murray Regional
Environmental Plan No 2 (MREP No 2).
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Notation
It is recommended that advice is sought from Council when considering any kind of
development(s) along the Murray River.
15.4

SENSITIVE WATERWAYS
Clause 7.2 of the LEP both references and enables the Natural Resources Sensitivity
Map – Water and sets out requirements relating to development on land identified as a
sensitive area on the Natural Resources Sensitivity Map – Water .
Notation
It is recommended that advice is sought from Council when considering any kind of
development(s) that is affected by the Natural Resources Sensitivity Map – Water.
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OUTDOOR ADVERTISING
16.1

INTRODUCTION
Advertisements and signage play a very important role in the visual appearance and
character of an area. There is a growing awareness in the community of the impact of
outdoor advertising upon the City’s streetscapes. Poorly placed or excessive
advertisements and signage clutter, often reduces the effectiveness of the intended
message. It is preferable to have a few consolidated signs rather than a multitude of
small signs. In addition, developers should aim to place advertisements and signage
in unobtrusive locations that integrate into the overall design of the development.
AlburyCity seeks to control advertisements and signage in order to ensure clear
communications, protect public amenity and safety, and ensure that streetscapes and
the public domain are not adversely affected by the proliferation of inappropriate
signage. This Part will also assist developers, advertisers and sign manufacturers in
the preparation of proposals for the erection and display of outdoor signs and
advertisements, which are consistent with this Part.
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.

16.2

DESIGN PRINCIPLES FOR ADVERTISEMENTS AND SIGNAGE
The following design principles should be considered in the design and placement of
advertisements and signage. Advertisements and signage that does not require
development consent (refer to Table 16.1: Advertising signs that do not require
development consent) should consider the design principles prior to the design and
placement of advertisements and signage. All other advertisements and signage that
do require development consent must comply with the design principles.
16.2.1 Design Principles
Communication of information to the public
•

Advertisements

and

signage

are

to

provide

a

clear,

well

communicated, uncluttered, organised level of identification to
businesses and other facilities.
•

Generally one or a few, clear, suitably sized advertisements and
signage on a property are preferred rather than a multitude of small
signs.
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It is noted that information conveyed in an organised and coordinated manner
can be processed easier, causing less confusion, reducing visual distraction
and minimising the risk of traffic hazard.
Figure 16.1 illustrates an uncoordinated approach compared to a coordinated
approach to the design and placement of advertisements and signage and the
resultant outcomes in relation to the effective communication of information to
the public.
Figure 16.1 Uncoordinated versus coordinated communication approach

Visual Impact
•

Advertisements and signage need to enhance the architectural and
landscape presentation of the building and be proportional in scale to
the building or space within which they are located.

•

Advertisements and signage need to be compatible with the existing
or desired future character of the area in which it is proposed to be
located and be of a colour, scale, design and position that
compliments and integrates with the building design to which it is
attached. This includes the painting of buildings and other corporate
signage with colour schemes that would detract from its surrounds.

•

Advertisements and signage shall not adversely impact on heritage
buildings or obscure the view of attractive landscapes, streetscapes,
or significant buildings.

•

Advertisements and signage shall minimise any cumulative impacts
on the character of an area or route.

16.2.2 Public Safety
Principles
•

Advertisements and signage can not adversely impact on the safety
and security of pedestrians, motorists or the general public.

•

Advertisements and signage can not cause a hazard to the health and
safety of the general public.

•

Advertisements and signage can not cause excessive glare, compete
with existing road signs, obscure views of pedestrians and drivers, or
lead to the physical obstruction of footpaths or thoroughfares.

Page 16-4

Albury DCP 2010

16.3

ADVERTISEMENTS THAT DO NOT REQUIRE DEVELOPMENT CONSENT
Objective
1.

To allow for the erection of certain advertisements with minimal environmental
impacts that do not require development consent.

Controls
i.

Advertisements and associated structures that fully satisfy the conditions of
Schedule 2 of the LEP as duplicated in Table 16.1 are exempt from the
requirement for development consent.

ii.

Advertisements and associated structures that do not fully satisfy the
conditions of Schedule 2 of the LEP as duplicated in Table 16.1 below shall be
subject to development consent in accordance with the provisions of State
Environmental Planning Policy No. 64 – Advertising and Signage.
Notation
Applicants are encouraged, to satisfy the ‘Additional design criteria’ listed in
Table 16.1 (where applicable), in addition to those conditions also contained in
Table 16.1.
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Table 16.1 Advertising signs that do not require development consent
TYPE OF ADVERTISEMENT

CONDITIONS THAT MUST BE MET

Above awning** in the B3

General conditions
(1) Must not cover windows or doors above awning level
(2) Must be non-illuminated
(3) Must not cover more than 50% of the above awning
building face
(4) Must be centred on the wall
(5) If located on or in, or in relation to, a heritage item or a draft
heritage item – must obtain Council consent
(6) Maximum number – 1 per lot
(7) Maximum projection – 100mm
Additional design criteria:
(8) One larger sign is preferred in lieu of a number of smaller
or signs
(9) The use of a symbol, or symbols, which represent the
subject business is strongly encouraged. Symbols are an
effective way of delivering a message without excessive
wording

Commercial Core Zone

Bracket sign**

Conditions
(1)

Maximum number – 1 per lot

(2)

Maximum dimensions – 0.6m long and 0.3m wide

(3)

Must be at least 2.7m above ground level (existing)

(4)

Must be located less than 3m above ground level (existing)
or must be below fascia, whichever is the lesser

(5)

Drop-awning sign*

Maximum projection – 300mm

Conditions
(1) Must not cover more than 50% of the blind
(2) Must be a sign that is painted onto, fixed flush to or part
of a roll down blind, which is secured to an awning
(3) Must be non-illuminated
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TYPE OF ADVERTISEMENT

CONDITIONS THAT MUST BE MET

Fascia sign**

General conditions
(1) Must be painted onto or attached to the fascia or return
of an awning and not exceed the height of the fascia or
return
(2) Must be non-illuminated
(3) Must not extent more than 100mm from the fascia or
return end of the awning
Additional design criteria:
(4) The colour scheme of any signage should complement the
building
(5) The size and location of signs on adjoining properties
should be considered when placing signs in order to
achieve a coordinated, organised pattern of advertising
which is more complimentary to the streetscape.

Flush wall sign**

General conditions
(1) Must be attached to the wall of a building (other than the
transom of a doorway or display window)
(2) Must not cover more than 50% of the wall surface
(3) The upper and lower 1 metre of the wall must be free of
signage
(4) Maximum number in residential and environmental
zones – 1 per lot
(5) Maximum number in rural, business, industrial and
recreational zones – 2 per lot
Additional design criteria:
(6) Must not extend laterally beyond the wall to which it is
attached.

Real estate sign*

Top hamper sign**

Conditions
(1) Must be non-illuminated
(2) Must be removed within 14 days of sale or lease
(3) If advertising an entire estate or complex, must be
removed at sale or lease of 90% of the lots or tenancies,
or within 5 years, whichever occurs first
(4) Maximum number – 2 per lot
2
(5) Maximum area for a residential site – 3m
2
(6) Maximum area for business or industrial – 5m
Conditions
(1) Must be attached to the transom of a doorway or display
window
(2) Maximum number – 2 per frontage
(3) Must not extend below the head of the doorway to which
it is attached
(4) Must be non-illuminated
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TYPE OF ADVERTISEMENT

CONDITIONS THAT MUST BE MET

Under awning sign**

General conditions
(1) Must not project beyond the awning edge
(2) Must be at least 2.7m above ground level (existing)
(3) Maximum number – 1 per lot
Additional design criteria:
(4) A 3 metre spatial separation between the centre of the
proposed sign and that on adjoining properties should be
maintained
(5) Signs should be erected at right angles to the building and
horizontal to the ground
(6) The size of signs should not exceed 0.4m in width and
0.5m in height

Window sign**

General conditions
(1) Must be painted or displayed on the interior or exterior of
the window
(2) Must not occupy more than 50% of the window surface
Additional design criteria:
(3) Should not be illuminated in any way

Notation
*

Refer to Section 16.6 for a definition of the type of advertisement.

**

Refer to Section 16.6 for a definition and Figure 16.2 for a graphic illustration
of the type of advertisement.

State Environmental Planning Policy (Exempt and Complying Development Codes)
2008 contains the provisions relating to signage that does not require development,
including the Replacement of Identification Signage.
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16.4

ADVERTISEMENTS THAT DO REQUIRE DEVELOPMENT CONSENT
All advertisements and signage that do not fully satisfy the conditions of Schedule 2 of
the LEP as duplicated in Table 16.1 or State Environmental Planning Policy (Exempt
and Complying Development Codes) 2008 require development consent.
All advertisements and signage that do require development consent will be
considered against the design principles outlined in Section 16.2 and in accordance
with the provisions of State Environmental Planning Policy No. 64 – Advertising and
Signage.
Table 16.2 lists the conditions that must be met for development applications involving
Pole Signs for Single Occupancy Buildings, Pole Signs for Multiple Occupancy
Buildings and Low Height Pole or Wall Signs.

Notation
Compliance with conditions listed in Table 16.2 does not guarantee approval.
Table 16.2 Advertisements that do require development consent
TYPE OF ADVERTISMENT
Pole Signs for Single
Occupancy Buildings*

CONDITIONS THAT MUST BE MET
General conditions:
(1)
(2)

In Business and Industrial zones only
Pole signs are permitted on the site of a building with
a single occupancy where set back at least 4 metres
from the street property boundary, and the road
frontage of the property is at least 20 metres.

(3)

The maximum message face for a pole sign is
4.0m².

(4)

The maximum width for a pole sign is 2.5 metres.

(5)

The message face may be double-sided, but must
not overhang the property boundary(s)

(6)

The maximum height is 8 metres above existing
ground level (for properties fronting a road classified
by the RTA). For all other roads, maximum height is
6 metres above existing ground level.

(7)

Maximum number – 1 per lot
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TYPE OF ADVERTISMENT
Pole Signs for Multiple
Occupancy Buildings*

CONDITIONS THAT MUST BE MET
General conditions:
(1)

In Business and Industrial zones only

(2)

Pole signs are permitted on the site of a building with
multiple occupants where set back at least 4 metres
from the street property boundary, and the road
frontage of the property is at least 20 metres.

(3)

Maximum message face for a pole sign is 6m², with
a maximum message face per occupancy of 2.0m².

(4)
(5)

Maximum width for pole sign is 2.5 metres.
Maximum height is 8 metres above existing ground
level (for properties fronting a road classified by the
RTA).

For all other roads maximum height is 6

metres above existing ground level.

Low Height Pole or Wall Signs*

General conditions:
(1)

In Business and Industrial zones only

(2)

Low height pole or wall signs are permitted on sites
which have a building setback of more than 4 metres
or street frontage more than 20 metres.

(3)

Maximum height for a freestanding wall sign is 1.0
metre.

(4)

A minimum distance of 1.0m between the street
property boundary and the sign is required.

(5)

A low level sign should not occupy more than 50% of
the length of the frontage, to a maximum of 5 metres
in length.

(6)

The provisions of 5 above apply equally to each
frontage of a corner site. In general only one
freestanding sign per street frontage may be
erected. Sites with extended frontages will be treated
upon their merits, as will proposals that incorporate a
mix of low level and higher-level signs.

Notation
*

Refer to Section 16.6 for a definition of the type of advertisement.
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16.5

OUTDOOR ADVERTISEMENTS THAT WILL NOT BE PERMITTED
Objectives
1.

To avoid the erection of signage deemed to produce an adverse visual impact.

2.

To avoid the erection of signage adjacent to, and within transport corridors,
designed to advertise to motorists, creating a visual cluttering of these
corridors for both safety and amenity reasons.

Controls
The following signs will not be permitted by the Council due to their impact upon the
skyline and streetscape, and include:
i.

Roof signs or sky signs.

ii.

The use of neon, flashing, reflectorised or glitter type signs on the exterior of
buildings or where they are located internally but visible from the outside.

iii.

A frame signs attached to the roof or awning.

iv.

Pole/pylon signs above 8 metres in height.

v.

Banner signs – unless installed on purpose built structures erected by the
Council.

vi.

Inflated balloon, animal or figure signs – particularly those located above roof

vii.

Projecting wall signs and on-awning signs.

viii.

Animated signs in areas other than Industrial Zones.

ix.

Signs which are likely to affect the amenity of an area by way of visual

level or upon awnings/verandah roofs.

intrusion, clutter, illumination, safety (including competition with road signs),
distraction to motorists, unacceptable language, symbols or pictures.
x.

Signs (particularly free standing signs) whose primary purpose is to advertise
to

persons

and

motorists

using

the

SP2

Infrastructure

(Transport

Infrastructure) Zone, despite being located on adjoining and/or adjacent land
within another zone.
xi.

Signs made of canvas, calico or the like (other than a temporary sign).

xii.

Billboards.

xiii.

Promotional Signs (of a temporary nature e.g. posters) attached directly onto
walls, hoardings, roof structures, trees or any street furniture.

xiv.

Signs mounted on vehicles, trailers (both registered and unregistered) where
the principal purpose of the vehicle is not for the transportation of goods or
people but is parked in a location and position as an advertising medium.

xv.

A-frame or sandwich board signs (except where approval has been granted
under Council’s Street and Outdoor Activities Policy).

xvi.

Signs that do not relate to the lawfully business on-site.

xvii.

Signs of a height greater than 1.8 metres within residential zones.

xviii.

Advertisements and advertising structures that do not complement natural
features and result in the trimming and lopping of significant trees.

xix.

Corporate signage of a colour inconsistent with the surrounding buildings that
would detract from the streetscape (this includes the painting of a building).
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16.6

GLOSSARY
A-Frame (or sandwich board) sign means an advertisement that:
a.

indicates the lawful purpose for which the land or premises are used and the
persons carrying out that use,

b.

has a minimum dimension of 300mm width and maximum 600mm width,

c.

has a minimum dimension of 500mm height and maximum 1000mm height
above ground level, and

d.

complies with Council’s Street and Outdoor Activities Policy.

Above-awning sign means any advertisement located on the wall above the awning
level of a building but not sitting on or attached to the awning that does not project more
than 100mm from the wall.
Advertisement means a sign, notice device or representation in the nature of an
advertisement visible from any public place or public reserve or from any navigable
water.
Advertising structure means a structure used or to be used principally for the display
of an advertisement, and includes the pole or poles on which any pole or pylon sign is
erected.
Animated sign means a sign that is designed to be moved by the wind or a mechanical
device or is inflated, which may or may not be permanently fixed in position and which
may make use of flashing, revolving or synchronised lights or sirens or other noise
generators.
Area (message face) in relation to each face of an advertisement means the area
within a line drawn around the outer edge of all letters, symbols, pictures, colours and
construction materials associated with the advertisement (but does not include the poles
or pylons in the case of a pole or pylon sign).
Awning level means the underside of an existing awning or verandah, or a point 3.5
metres above existing ground level if no awning or verandah exists.
Bracket sign means any advertisement suspended from, or fixed to, a wall, by a
bracket or similar device, below the awning level.
Commercial sign means an advertisement that:
a.

indicates the lawful purpose for which the land or premises are used and the
persons carrying out that use, and

b.

has maximum dimensions 1.2 metres length and 0.6 metre width, and

c.

is located no more than 1.8 metres above ground level,
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Directional sign means any advertisement, not of a commercial nature, that directs or
manages vehicular or pedestrian traffic.
Drop-awning sign means an advertisement painted, fixed flush, or part of, a roll down
blind or similar device, secured to the underside of an awning of a building.
Fascia sign means any advertisement attached to or painted on the fascia or return of
an awning.
Flush wall sign means any advertisement below the awning level that is fixed flush or
painted directly onto the exterior wall of a building.
Illuminated sign means any advertisement illuminated internally or externally in order
to make the message readable.
Internal advertisement means a sign within a sporting or recreational facility or place
that is not intended to be viewed from a public street or adjacent properties.
Pole or pylon sign means an advertisement erected on a single pole, or on poles,
independent of any building or structure, of a total height of no less than 1.8 metres
and no more than 8 metres above the existing ground level.
Projecting wall sign means any advertisement that is fixed to and projects more than
100 millimetres from the wall of a building above the awning level.
Real estate sign means any advertisement that contains a notice relating to the sale
or letting of the place or premises to which it is affixed.
Roof sign means a sign erected above or attached to the roof line of a building.
Temporary sign means any advertisement that is:
a.

erected or created to advertise community or Council projects, construction
projects, special events or community information for a period not exceeding 3
calendar months, and

b.

removed or demolished within one calendar month after the event has
occurred,

Top hamper sign means a sign attached to the transom of a doorway.
Tourism sign means any sign that directs the public to tourist facilities or activities or
to places of scientific, historical, cultural or scenic interest.
Under awning sign means any sign attached to the underside of an awning.
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On-awning sign means any sign that is fixed to, sits on, rests on, or is attached to the
top (horizontal) face of an awning or verandah roof, but does not include a sign affixed
to the fascia or return end of an awning.
Window sign means a sign fixed flush or painted onto either side of a display window
of commercial premises.
Figure 16.2
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OFF STREET CAR PARKING
17.1

INTRODUCTION
This Part establishes the car parking supply requirements for various land uses and
other requirements relating to the operation and embellishment of parking areas.
Development proposals that significantly impact existing road systems or are traffic or
service vehicle intensive (e.g. supermarkets or shopping developments, or major
buildings on main roads) may require a traffic impact statement prepared by a
qualified person.
All development proposals will, according to their size, have to consider some or all of
the following points:
•

Amount of traffic generated by the use.

•

Impact of traffic generation on surrounding road network.

•

Driveway location and service vehicle access.

•

Traffic circulation pattern and parking layout.

•

Safety of pedestrians and pedestrian circulation patterns.

It is important that development complies with all relevant Parts of the 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.
17.2

PARKING PROVISION BY LAND USE
Objectives
1.

To ensure that the provision of parking is appropriate for the proposed use or
development of the land.

2.

To protect amenity, enhance streetscapes and provide shade.

3.

To maintain traffic flow efficiency, improve safety and protect the environment.

4.

To ensure convenient and safe provision of off street car parking for
disadvantaged persons.

5.

To allocate adequate bicycle and motorcycle standing areas.

6.

To ensure convenient and safe space is provided for loading and unloading of
goods.

7.

To provide convenient and safe access to car parking areas, minimising
disruption to traffic and maximising pedestrian safety.

8.

To permit the payment of monetary contributions in certain areas for any short
fall in off-street car parking.
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Controls
i.

Car parking spaces are to be provided in accordance with the standards set
out in Table 17.1. For land uses not specifically listed, the car parking must be
provided as per the most similar use of equivalent intensity, or otherwise in
accordance with the requirements of the Council and/or RTA (whichever is the
greater).

ii.

Where a combination of uses is intended, the total parking requirements shall
be the sum of the requirements for the various uses. This may be reduced at
the Council’s discretion in cases where the proponent can demonstrate that
the lesser amount will satisfy the expected demand.
Table 17.1
Car Parking Provision by Land Use
Land Use
Agricultural produce industry
Agriculture
Airport
Amusement centre
Animal boarding or training
establishment
Backpackers accommodation
Bed and breakfast
accommodation
Boarding house
Boat repair facility
Bulky goods premises
Business premises
Caravan park/camp site
Car rental
Cellar door premises
Cemetery
Charter and tourism boating
facility
Child care centre
Commercial port facility
Community facility
Correctional centre
Crematorium
Dual occupancy
Dwelling house

Minimum Parking Spaces Required
(GFA refers to gross floor area)
1 per employee
At Council’s discretion
At Council’s discretion
2
1 per 40m GFA
At Council’s discretion
At Council’s discretion
1 per guest room
1 per 3 beds plus 1 per operator
1 per employee
1 per 50m² GFA
1 per 40m² GFA
1 per site plus 1 per 10 sites for visitors
1 per 5 rental vehicles on-site plus 1 per
employee
1 per 50m² GFA
At Council’s discretion
At Council’s discretion
1 per employee plus 1 per 10 children plus set
down and pickup points for cars
At Council’s discretion
1 per 5 seats or per 10m² of GFA, whichever is
the greater
At Council’s discretion
At Council’s discretion
1 per 1 and 2 bedroom dwelling house
2 per 3 bedroom dwelling house
1 per 1 and 2 bedroom dwelling house
2 per 3 bedroom dwelling house
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Land Use
Education establishment
a. preschools, infants and primary
school
b. secondary schools and tertiary
institutions
Electricity generating works
Entertainment facility
Environmental facility
Farm Stay Accommodation
Food and drink premises

Freight transport facility
Function centre
Funeral chapel
Funeral home
Group home
Health consulting rooms
Health services facility
Heliport
Highway service centre

Home-based child care or family
day care home
Home business
Home industry
Home occupation
Home occupation (sex services)

Hospital
Hostel
Hotel or motel accommodation
Industry (hazardous, heavy, light,
offensive & retail outlets)
Kiosk
Landscape and garden supplies
Liquid fuel depot
Marina
Market

Minimum Parking Spaces Required
(GFA refers to gross floor area)
a. 1 per staff member
b. 1 per staff member plus 1 per 10 Year 12
students
1 per employee
At Council’s discretion
At Council’s discretion
1 per guest room
1 per 5 seats or 1 per 10m² GFA, whichever is
the greater, plus 1 per 2 employees (or 1 space
per 40m² GFA for development in the B3
Commercial Core & B4 Mixed Use Zones)
1 per employee
1 per 5 seats or 1 per 4m² GFA, whichever is the
greater.
At Council’s discretion
At Council’s discretion
1 per 1 and 2 bedroom dwelling house
2 per 3 bedroom dwelling house
3 per surgery, consultation or treatment room
3 per surgery, consultation or treatment room
At Council’s discretion
1 per 5 customer seats or 1 per 10m² GFA
(whichever is the greater) plus 1 per 2
employees
1 per employee
1 per 2 child intake capacity
1 per employee not resident at the site
1 per employee not resident at the site
Nil
1 per person offering sex services, in addition to
the number required for the residential
accommodation
1 per 4 beds plus 1 per 2 employees
At Council’s discretion
1 per unit plus 1 per 2 employees
1 per 80m² GFA (minimum 2 spaces per single
occupation)
1 per employee
Any additional at Council’s discretion
1 per 2 employees, plus 1 per 100m² display
area
l per employee plus tanker parking
At Council’s discretion
2.5 per stall for customers plus 1 per stall
operator
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Land Use
Materials recycling or recovery
centre
Medical centre

Mine
Mixed use development
Mortuary
Moveable dwelling

Multi dwelling housing

Neighbourhood shop
Office premises
Passenger transport facility
Place of public worship
Pub
Public administration building
Recreation facility

•
•
•

Billiard room
Bowling alley
Bowling greens

•
•

Dance studio
Golf course

• Gymnasium
• Indoor cricket
• Skating rinks
• Squash courts
• Swimming pool
• Tennis courts
Registered club
Residential accommodation
Residential care facility

Minimum Parking Spaces Required
(GFA refers to gross floor area)
1 per 2 employees plus 1 per 200m² site area
3 per surgery, consultation room or treatment
room or 1 per 25m² GFA (whichever is the
greater)
At Council’s discretion
As required for each land use within the
development
At Council’s discretion
1 per 1 and 2 bedroom dwelling
2 per 3 bedroom dwelling
1 per dwelling if the dwelling is temporary and is
not present on the site for more than 6 in every
12 months
1 car space per 1 or 2 bedroom dwelling.
2 car spaces per 3 or more bedroom dwelling.
1 designated visitor space per 1-4 dwellings.
2 designated visitor spaces per 5-8 dwellings.
More than 8 dwellings - 2 designated visitor
spaces plus 1 visitor space for every 3 or part
thereof additional dwellings.
1 per 20m² GFA plus 1 per 3 employees
1 per 40m² GFA
At Council’s discretion
1 per 5 seats or per 10m² GFA, whichever is the
greater
1 space per 3.5m² GFA
1 per 40m² GFA plus 1.5 per 100m² public area
(also include 1 space per 2 staff for all uses
below)
per table
per lane
30 per first green plus 15 per additional
green
• 1 per 30m²
• per hole plus 1 per 3.5m² licensed club
house area
• 1 per 25m²
• 14 per pitch
• 1 per 30m²
• 3 per court
• 1 per 10m² of pool area
• 3 per court
1 per 5 seats or 1 per 10m² GFA, whichever is
the greater, plus 1 per 2 employees
1 per unit plus 1 per 2 employees
1 per unit plus 1 per 2 employees
•
•
•
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Land Use
Residential flat building

Restaurant

Restricted premises
Retail premises
(a) <3000m² GFA
(b) >3000m² GFA
Roadside stall
Rural industry
Rural supplies
Rural workers dwelling
Seniors housing
Sex services premises

Serviced apartment
Service station
Shops/shopping centres
(a) <3000m² GFA
(b) >3000m² GFA
Shop top housing
Stock and sale yard
Take away food or drink premises

Timber and building supplies
Tourist and visitor accommodation
Transport depot
Truck depot
Turf farming
Vehicle body repair shop
Vehicle repair station
Vehicle showroom
Veterinary hospital

Minimum Parking Spaces Required
(GFA refers to gross floor area)
1 car space per 1 or 2 bedroom dwelling.
2 car spaces per 3 or more bedroom dwelling.
2 designated visitor space per 1-4 dwellings.
3 designated visitor spaces per 5-8 dwellings.
More than 8 dwellings - 3 designated visitor
spaces plus 1 visitor space for every 3 or part
thereof additional dwellings.
1 per 5 seats or 1 per 10m² GFA, whichever is
the greater, plus 1 per 2 employees (or 1 space
per 40m² GFA for development in the B3
Commercial Core & B4 Mixed Use Zones)
1 per 40m² GFA
(a) 1 per 40m² GFA
(b) 1 per 30m² GFA
4 spaces
At Council’s discretion
1 per 40m² GFA
1 per 1 and 2 bedroom dwelling
2 per 3 bedroom dwelling
1 per 1 and 2 bedroom dwelling
2 per 3 bedroom dwelling
1 per person offering sex services, in addition to
the number required for the residential
accommodation
1 per unit plus 1 per 2 employees
4 per service bay plus 1 per 200m² site area,
and 1 per 20m² GFA of convenience store area
(a) 1 per 40m² GFA
(b) 1 per 30m² GFA
1 per 1 and 2 bedroom dwelling
2 per 3 bedroom dwelling
At Council’s discretion
1 per 5 customer seats or 1 per 10m² GFA
(whichever is the greater) plus 1 per 2
employees
1 per 2 employees, plus 1 per 100m² display
area
1 per unit plus 1 per 2 employees
1 per employee
1 per employee
1 per employee
4 per service bay plus 1 per 200m² outdoor
active use area
4 per service bay plus 1 per 200m² outdoor
active use area
At Council’s discretion
3 per surgery
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Land Use
Warehouse or distribution centre
Waste management facility
Wholesale supplies

17.3

Minimum Parking Spaces Required
(GFA refers to gross floor area)
1 per 100m² GFA
At Council’s discretion
1 per 50m² GFA

CAR PARKING CONTROLS
17.3.1 Car Parking Design
Objectives
1.

To protect amenity, enhance streetscapes and provide landscaped
areas that screen and shade parking and loading areas.

2.

To provide convenient and safe access to parking areas, minimising
disruption to traffic and maximising pedestrian safety.

Controls
i.

Access, car bay dimensions and orientation, and aisle width must
comply with requirements for car parking areas contained in
Austroads Guide to Traffic Management; Part 11: Parking.

ii.

Car parking areas are to be adequately finished with fully sealed
surfaces, internal drainage systems, line markings, appropriate
kerbing, paved aisle dividers and/or wheel stops compliant with the
requirements contained in the AlburyCity Engineering Guidelines for
Subdivisions and Development Standards and the Austroads Guide to
Traffic Management; Part 11: Parking.

iii.

Appropriate landscaping which responds to the site conditions and
surrounding context, particularly the transition between public and
private spaces must be provided on-site. Landscaping shall include
trees that provide shade, but do not have a growth characteristic that
sheds limbs or significant fruit or nuts.

iv.

Pedestrian and vehicular connections with adjacent public roads and
footpaths, and other adjacent private car parking areas shall ensure
integration of vehicle and pedestrian configurations and movement
patterns.

v.

Car parking entrances shall be located in consultation with AlburyCity
staff, to ensure the safe and efficient integration with the local road
network, and shall be configured and signposted, containing adequate
site lines as outlined in Austroads Guide to Traffic Management; Part
11: Parking.
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Notation
Council reserves the right to depart from the Austroads Guide to
Traffic Management; Part 11: Parking requirements where either the
land use proposal merits and/or site circumstances warrant a
departure.
Refer also to Part 10 of this DCP, which relates to Development in
Residential Zones, Part 11 of this DCP, which relates to Development
in Commercial Zones and Part 12 of this DCP, which relates to
Development in Industrial Zones for additional provisions relating to
car parking design and landscaping requirements.
A notional car park design showing car parking bay dimensions for
o

o

o

o

30 , 45 , 60 and 90 parking are illustrated in Figure 17.1.
17.3.2 Disabled Persons Parking
Objective
1.

To ensure the convenient and safe provision of off-street car parking
for disadvantaged persons.

Controls
i.

Disabled persons parking spaces are to be provided at the rate of 1
space (minimum) for all development/s and an additional 1 space per
33 spaces or part thereof.

ii.

The spaces shall be located close to an accessible lift, ramp or
building entrance and be provided with an accessible path of travel.

iii.

Disabled spaces shall be in accordance with the design and
dimensions required by the relevant current Australian Standard AS
2890.6 – Parking Facilities – Part 6: Off-Street Parking for People with
Disabilities.

iv.

Disabled spaces should be indicated by a permanent sign as specified
in Australian Standard AS 1428.1 – (General Requirements for
Access – Buildings).

v.

Disabled parking spaces are to be constructed in accordance with the
minimum dimensions provided in AS2890.6 – Parking Facilities – Part
6: Off-Street Parking for People with Disabilities. This includes a clear
space, which may be shared, of minimum dimension 5.4 metres long
by 2.4 metres wide adjacent to every dedicated space.
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17.3.3 Bicycle Racks and Motorcycle Parking Spaces
Objective
1.

To allocate adequate bicycle and motorcycle standing areas.

Controls
i.

Car parks with 30 or more spaces are to provide 1 bicycle rack space

ii.

Car parks with 30 or more spaces are to provide 1 motorcycle space

for each 10 spaces.
per 30 car parks or part thereof.
17.3.4 Off Street Loading Facilities
Objectives
1.

To ensure that convenient and safe space is provided on the site for
the loading and unloading of goods.

Controls
i.

Adequate provision is to be made within the site area for loading,
unloading and access area facilities.

ii.

If a building has access to a rear lane, the loading and unloading
facilities are to be provided from that lane unless the lane is
considered inadequate for the purpose.

iii.

The dimensions of a loading bay will depend upon the vehicles to be
accommodated. The minimum dimensions should be 4 metres x 9
metres and 3.8 metres high clear of all obstructions.

iv.

Design of off-street parking facilities for commercial vehicles shall
have regard to the current Australian Standard AS 2890.2 –
(Commercial Vehicle Facilities) published 1989.

v.

Provision should be made in the design of loading bays so that
delivery vehicles do not conflict with customer traffic. These areas
should be in a physically defined location that is not used for other
purposes such as the storage of goods and equipment.

vi.

Loading provisions will not apply to development being minor
alterations to an existing building if, in the opinion of the Council, the
size and shape of the land or the existing building render the provision
of facilities impracticable.

vii.

All service vehicles are to enter and leave a site in a forward direction.
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17.3.5 Pedestrian Movements
Objective
1.

To maintain traffic flow efficiency and improve safety for both motorists
and pedestrians.

Controls
i.

Pedestrian safety and permeability is to be a primary consideration in
the design of car parking. Aisle designs shall include obvious surface
treatments, signage and other markers to ensure motorists and
pedestrians understand the likely movements of both parties within
car parking areas.

ii.

Pedestrian movements should be separated from vehicular traffic as
much

as

physically

possible.

Where

possible

pedestrian

thoroughfares within the parking area should be provided. Such areas
are to be suitably integrated with the landscaping proposals for the
parking area.
17.3.6 Contributions in Lieu of Physical Provision of Car Parking
Objective
1.

To permit the payment of monetary contributions in the Albury and
Lavington CBD areas for car parking spaces not provided on a
development site.

Controls
i.

In cases of development where, off street car parking does not meet
the requirements of this DCP (shortfall), or where in the opinion of the
Council, the provision of off-street parking is not physically possible,
and where the Council has established or proposes to establish car
parking facilities in the vicinity, the Council will give consideration to
the acceptance of a cash contribution in satisfaction of part, or all, of
the requirements under this DCP. Where the Council agrees to accept
a cash contribution under these circumstances, the amount of such
contribution shall be as set by the Council in its Developer
Contributions Plans.
Notation
Part 4 of this DCP sets out the developer contributions and associated
infrastructure requirements of Council. Subsequently car parking
contributions shall be levied in accordance with the Albury Section 94
Development Servicing Plan, 2005 (as amended).
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Figure 17.1
GUIDE FOR CAR PARKING DIMENSIONS
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ALBURY AIRPORT
18.1

INTRODUCTION
In a strategic planning context, the Albury Airport is an important regional facility not
only to the residents of Albury-Wodonga, but also to the wider regional community,
business sector and governments. This importance will increase further over time
given the demands on transport, travel, accessibility and convenience. Therefore, the
long term viability of the airport must be protected and strengthened, as surrounding
land uses are developed to recognise this priority and not adversely affect the ongoing
safety and operational efficiency of this facility.
The protection of the airport should have regard to both its existing and possible future
operational capability, including the 24-hour scenario. In protecting future operations,
consideration will also be given to technological improvements, as well as any new or
modified standards that may be of relevance.
Where Council consent is required, any development located in proximity to the Albury
Airport will be assessed according to the zone objectives and relevant provisions of
the LEP, the Environmental Planning and Assessment Act, including provisions of
Section 79C (see Appendix D) and any other relevant objectives and controls in this
Part or any other Part of this DCP.
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.

18.2

BUILDING HEIGHT AND OTHER OBSTACLES
Objectives
1.

To protect and strengthen the long-term future of the airport.

2.

To recognise the importance of the airport in the planning for land uses and
developments both within the airport area and surrounding environs.

3.

To ensure the existing and future operations of the airport are protected.

Controls
i.

All buildings and structures must comply with the Obstacle Limitation Surface
Map (refer to Figure 18.5 - consisting of Sheets 001-034) of this Part. The
Obstacle Limitation Surface Map indicates the maximum height that buildings
and other structures must not exceed to ensure the safe operation of the
Albury Airport. It should be recognised that trees are also a potential
obstruction and therefore controls over landscaping will also apply, where
relevant.
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Notation
Only those Sheets that contain Obstacle Limitation Surface Map information
have been provided in Figure 18.5.
Clause 7.8 of the LEP sets out requirements for development in proximity to
the Albury Airport that relates to building and landscaping height.
18.3

NOISE IMPACT
Notation
ANEF – the Australian Noise Exposure Forecast is a scientific measurement of the
level of noise generated from airport operations. It can be used to assess the average
community response to aircraft noise.
ANEC –- the Australian Noise Exposure Concept is the expected ANEF around an
airport based on future operating levels.
For the purposes of this Section and development around the Albury Airport, the
Council will refer to the current ANEF Map (refer to Figure 18.1) which demonstrates
known conditions and also the ANEC Map (refer to Figure 18.2), which represents the
predicted future noise conditions for the year 2011.
Objectives
1.

To ensure that land uses within the vicinity of the airport and designated flight

2.

To ensure that land uses within the vicinity of the airport and designated flight

paths are not adversely affected by noise.
paths do not place an operational limitation on the activities of the airport.
Controls
i.

Council will take into account the noise exposure standards in Table 18.1
when assessing any application in proximity to the Albury Airport.

ii.

Building types located within an ANEF Zone subject to conditional
requirements must:
•

include an analysis of building noise reduction requirements by an
acoustic consultant that details any necessary noise control features
to be incorporated into the design of the building, and

•

incorporate suitable noise control measures as part of the building
design to help mitigate any future adverse impacts (affected
development(s) must consult the current Australian Standard AS 2021
(Acoustics - Aircraft Noise Intrusion, Building, Siting and Construction)
for more details)
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Table 18.1 ANEF Noise Exposure Standards
Building Type
Houses, home
units, flats,
caravan park
Hotels, motels,
hostels
Schools,
universities
Hospitals, Nursing
Homes
Public buildings
Commercial
buildings
Light industrial
buildings
Other

ANEF Zone
Acceptable
Less than 20 ANEF

Conditional
20 to 25 ANEF

Unacceptable
Greater than 25 ANEF

Less than 25 ANEF

20 to 30 ANEF

Greater than 30 ANEF

Less than 25 ANEF

20 to 25 ANEF

Greater than 25 ANEF

Less than 20 ANEF

20 to 25 ANEF

Greater than 25 ANEF

Less than 20 ANEF

20 to 30 ANEF

Greater than 30 ANEF

Less than 25 ANEF

30 to 35 ANEF

Greater than 35 ANEF

Less than 30 ANEF

30 to 40 ANEF

Greater than 40 ANEF

All ANEF zones

(Source: Standards Association of Australia AS 2021-1994).

Notes:
•

The actual location of the ANEF 20 contour is difficult to define due to
aircraft and flight path variations

•

Within the 20 to 25 ANEF, some people may find the land is not
compatible with residential use. Authorities may determine that
alterations to building designs are required to control noise impacts
(further details are available in AS 2021-1994)

Notation
Clause 7.9 of the LEP sets out requirements for development in proximity to
the Albury Airport that relates to location restrictions and acoustic measures
for noise sensitive development pending ANEF contour exposure.
18.4

OTHER AIRPORT RELATED NOISE
An aircraft warm-up area is located to the south west of the Airport Terminal building
and an engine testing area is located adjacent to the runway. These facilities have the
ability to generate noise that may affect adjoining property.
18.4.1 Future Development in and around the Albury Airport
The Council owns and controls much of the land to the immediate south and
east of the airport runway. This land is zoned IN1 General Industrial and has
been designated as an industrial estate for airport compatible, but not
necessarily airport related, uses.
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A Sterile Zone is located within the Airport site on Commonwealth-owned land
surrounding a doplar radar unit. Figure 18.3 shows the location of the Sterile
Zone, which comprises a 300-metre radius around the facility.
Objectives
1.

To regulate the location of development/s within hazardous areas of
the Airport site.

Controls
i.

When considering a development proposal on land surrounding the
airport, Council may refer to the Albury Airport Masterplan, Albury
Airport Noise Impact Plan (1994) and the Albury Airport Development
Strategy 2005, or any other relevant document or plan at the time of
lodgement. Copies of these documents are available at the Council
offices.

ii.

No building may encroach into the Sterile Zone for Navigational Aids
shown in Figure 18.3 whilst the existing doplar radar unit remains in
operation.

iii.

Any adjoining land owners located within the Airport Crane Notification
Area (see Figure 18.4) must notify Air Services Australia and/or the
Albury Airport Operations Supervisor, at least 24 hours prior to the
use of machinery or equipment (cranes or other lifting machinery,
scaffolding and the like) which may potentially affect airport
operations. Information to be provided should include as a minimum
the location of the development, the type and intended height of the
equipment to be used and the duration of the potential incursion.

iv.

No part of any structure or lifting equipment used within the site area is
to protrude into the Obstacle Limitation Surface (OLS) of the Albury
Airport (see Figure 18.6).
Notation
Clauses 7.8 of the LEP sets out requirements for development in
proximity to the Albury Airport that outlines consideration matters that
seek to protect the continued operation and development of the Albury
Airport.
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Figure 18.1
YEAR 1990 ANEF MAP
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Figure 18.2
YEAR 2011 ANEC MAP
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Figure 18.3
STERILE ZONE RADAR SITE

Page18-9

Albury DCP 2010

Figure 18.4
AIRPORT CRANE NOTIFICATION AREA
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Figure 18.5
OBSTACLE LIMITATION SURFACE MAPS
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URBAN RELEASE AREAS

19.1 INTRODUCTION
The purpose of this Part is to outline relevant objectives, controls and recommendations that must be
addressed for land in the Thurgoona/Wirlinga Urban Release Area in the preparation and submission
of Development Application(s) and other supporting documentation to enable consideration,
assessment and determination by Council.
19.2 APPLICATION
This Part of the Albury Development Control Plan 2010 (ADCP 2010) applies to land shown on the
Urban Release Area (URA) Map of the Albury Local Environmental Plan 2010 (ALEP 2010) (refer to
Figure 19.1).
19.3 RELATIONSHIP WITH THE ALEP 2010
Land identified as a URA triggers compliance with Part 6 of the ALEP 2010, which seeks to ensure
that development on land identified as a URA occurs in a logical and cost-effective manner. In this
regard, Part 6 of the ALEP 2010 requires:
(a) Satisfactory arrangements to be made for public infrastructure before land in an URA can be
subdivided for the proposed urban purpose, and
(b) The preparation of a development control plan for any land so identified, before consent can
be granted for the development (including subdivision) of the land.
Notation:
Clause 6.3(4) of the ALEP 2010 waivers the requirement to prepare a site specific development
control plan for those development proposals outlined as follows:
(a) subdivision for the purpose of a realignment of boundaries that does not create additional lots,
(b) a subdivision of land if any of the lots proposed to be created is to be reserved or dedicated
for public open space, public roads or any other public or environmental protection purpose,
(c) a subdivision of land in a zone in which the erection of structures is prohibited,
(d) proposed development on land that is of a minor nature only, if the consent authority is of the
opinion that the carrying out of the proposed development would be consistent with the
objectives of the zone in which the land is situated.
19.4 RELATIONSHIP WITH OTHER PLANS AND POLICIES
This Part should be read in conjunction with other Parts of the ADCP 2010 and relevant Council
policies, particularly the Thurgoona Wirlinga Precinct Structure Plan (TWPSP).
The TWPSP sets out the strategic land use directions for future growth in Thurgoona/Wirlinga
(inclusive of that land identified in ALEP 2010 as an URA – refer to Figure 19.1).
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The TWPSP provides an urban development structure, pattern and land use designations that will
facilitate a coordinated approach to land development and determine the type and location for
infrastructure provision including; utilities, road networks, open space facilities, community services
into the future.
Development in the URA will be guided by the TWPSP recommendations and the broad statutory
framework provided by the ALEP 2010 and ADCP 2010.
An extract of the Thurgoona Wirlinga Precinct Structure Plan is provided for reference
purposes (refer to Figure 19.2). This figure is deemed to be the URA Development Control Plan
Map applicable by which all development proposals must address and be considered against.

19.5 DEVELOPMENT CONTROL PLAN REQUIREMENTS
Part 6 of the ALEP 2010 requires the preparation of a development control plan that addresses the
following specified matters:
(a) a staging plan for the timely and efficient release of urban land making provision for necessary
infrastructure and sequencing,
(b) an overall transport movement hierarchy showing the major circulation routes and connections
to achieve a simple and safe movement system for private vehicles, public transport,
pedestrians and cyclists,
(c) an overall landscaping strategy for the protection and enhancement of riparian areas and
remnant vegetation, including visually prominent locations, and detailed landscaping
requirements for both the public and private domain,
(d) a network of passive and active recreational areas,
(e) stormwater and water quality management controls,
(f) amelioration of natural and environmental hazards, including bushfire, flooding and site
contamination and, in relation to natural hazards, the safe occupation of, and the evacuation
from, any land so affected,
(g) detailed urban design controls for significant development sites,
(h) measures to encourage higher density living around transport, open space and service nodes,
(i) measures to accommodate and control appropriate neighbourhood commercial and retail
uses,
(j) suitably located public facilities and services, including provision for appropriate traffic
management facilities and parking.
Many of the above listed matters duplicate those objectives, controls and recommendations
already contained in ADCP 2010 and other Council policies including the TWPSP.
Accordingly, compliance with Part 6 of the ALEP 2010, in particular the requirement to prepare
a development control plan addressing specified matters, is deemed to be satisfied by this Part
as it provides a cross-reference to relevant TWPSP recommendations and ADCP 2010
objectives/controls as outlined below.
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19.5.1 STAGING & INFRASTRUCTURE
URA DCP Requirement
(a) a staging plan for the timely and efficient release of urban land making provision for
necessary infrastructure and sequencing,
Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 12 – Sections
12.0 to 12.6 relating to Utilities and Infrastructure (including Staging).
2. All development applications for subdivision must include a staging plan,
where development is intended to be released sequentially.
Where residential land use zoning applies:
3. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Section 10.3.4
relating to Utilities and Infrastructure.
Where business land use zoning applies:
4. Refer to objectives/controls set out in ADCP 2010 – Part 11 – Section 11.2
relating to Broad Development Objectives and Section 11.3 relating to
Subdivision in the Commercial Zones.
Exemptions
No response to objectives/controls relating to staging is required where no staging is
proposed.
19.5.2 TRANSPORT
URA DCP Requirement
(b) an overall transport movement hierarchy showing the major circulation routes and
connections to achieve a simple and safe movement system for private vehicles, public
transport, pedestrians and cyclists,
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Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 8.0 – Section
8.1 relating to movement network and Part 11.0 – Sections 11.0 to 11.7
relating to Transportation Plan Summary.
Where residential land use zoning applies:
2. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Sections
10.3.1, 10.3.2, 10.3.5 and 10.3.6 relating to residential subdivision and
associated transport outputs.
Where business land use zoning applies:
3. Refer to objectives/controls set out in ADCP 2010 – Part 11 – Section 11.3
relating to Subdivision in the Commercial Zones.
Exemptions
None.
19.5.3 LANDSCAPING STRATEGY
URA DCP Requirement
(c) an overall landscaping strategy for the protection and enhancement of riparian areas and
remnant vegetation, including visually prominent locations, and detailed landscaping
requirements for both the public and private domain,
Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 5 – Section
5.6 Environment and Biodiversity and Part 8.0 – Section 8.4 relating to
character elements.
2. Refer to objective/controls set out in ADCP 2010 – Part 1 – Section 1.8
relating to Biodiversity Certification and Part 5 relating to Tree Preservation.
3. Refer to requirements set out in ADCP 2010 – Appendix A – Section 1.7
relating to general information requirements for Landscape Plans.
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Where residential land use zoning applies:
4. Refer to objectives/controls set out in ADCP 2010 – Part 10 relating to
landscaping requirements.
Where business land use zoning applies:
5. Refer to objectives set out in ADCP 2010 – Part 11 relating to landscaping
requirements.
Exemptions
None.
19.5.4 PUBLIC OPEN SPACE
URA DCP Requirement
(d) a network of passive and active recreational areas,
Relevant Objectives/Controls/Recommendations
1. Refer to recommendations set out in TWPSP, in particular, Part 8 – Section
8.6 relating to Sports and Open Space Facilities.
2. Refer to objectives set out in ADCP 2010 – Part 10 – Section 10.3.3 relating
to Residential Subdivision – Public Open Space.
Exemptions
No response to controls relating public open space is required where Council endorsed
planning policy (including the TWPSP) has not designated a Local Recreational Park, Local &
District Sports Ground and Informal Park on subject land.
19.5.5 STORMWATER & WATER QUALITY
URA DCP Requirement
(e) stormwater and water quality management controls,
Requirements for Compliance – Objectives/Controls/Recommendations
General
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1. Refer to recommendations set out in TWPSP, in particular, Part 10 – Section
10.0 relating to Integrated Water Management and Section 10.1 relating to
Stormwater Treatment.
Where residential land use zoning applies:
2. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Section 10.3.1
relating to Lot and Road Layout and Section 10.3.4 relating to Utilities and
Infrastructure.
Where business land use zoning applies:
3. Refer to objectives/controls set out in ADCP 2010 – Part 11 – Section 11.2
relating to Broad Development Objectives and Section 11.3 relating to
Subdivision in the Commercial Zones.
Exemptions
None.
19.5.6 NATURAL & ENVIRONMENTAL HAZARDS
URA DCP Requirement
(f) amelioration of natural and environmental hazards, including bushfire, flooding and site
contamination and, in relation to natural hazards, the safe occupation of, and the evacuation
from, any land so affected,
Relevant Objectives/Controls/Recommendations
1. Refer to recommendations set out in TWPSP, in particular, Part 5 – Section
5.3 relating to Bushfire Prone Land and Section 5.5 relating to Flooding ,
Sections 12.0 to 12.6 relating to Utilities and Infrastructure (including Staging).
2. Refer to objectives/controls set out in ADCP 2010 – Part 6 – Sections 6.1 to
6.4 relating to Planning for Hazards.
Exemptions
No response to controls relating to flooding is required where the subject land is mapped as
not being flood affected on the [cite relevant flood documentation/map title].
No response to controls relating to bushfire is required where the subject land is mapped as
not being affected by bushfire hazard and/or associated buffers on the Albury LGA – Bushfire
Prone Land Map.
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No exemptions apply to controls relating to contaminated land.
19.5.7 URBAN DESIGN
URA DCP Requirement
(g) detailed urban design controls for significant development sites,
Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 6 relating to
Potential Land Use Conflicts and Part 8 – Sections 8.2 (Activity Centres), 8.3
(Village Centres), 8.4 (Character Elements) relating to urban design outputs.
Where residential land use zoning applies:
2. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Sections 10.3
to 10.12 relating to residential development and associated urban design
outputs.
Where business land use zoning applies:
3. Refer to objectives/controls set out in ADCP 2010 – Part 11 – Section 11.5
(Development in the B1 Neighbourhood Centre Zone), Section 11.6
(Development in the B2 Local Centre Zone) relating to Broad Development
Objectives, Section 11.7.13 (Urban Design and Pedestrian Circulation –
Albury) and Section 11.3 relating to urban design outputs.
Exemptions
No response to objectives and controls relating to the urban design outputs is required where
Council endorsed planning policy (including the TWPSP) has not identified any land use
designations (listed as follows) as being either contained within and/or directly adjoining the
subject land:
•
•
•
•
•

Activity Centres;
Community Facilities (including schools and other educational establishments);
Medium or high density residential housing areas; and
Interface/transition areas between different land use designations and with existing
adjoining development;
Areas identified as requiring Interface/transition area urban design treatment for the
purposes of mitigating potential land use conflict.
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19.5.8 DENSITY
URA DCP Requirement
(h) measures to accommodate higher density living around transport, open space and service
nodes,
Relevant Objectives/Controls/Recommendations
Where residential land use zoning applies:
1. Refer to recommendations set out in TWPSP, in particular, Part 8 – Section
8.7 relating to Residential Typologies and Land Budget.
2. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Sections 10.3
to 10.12 relating to residential development and higher urban density outputs.
Exemptions
No response to objectives and controls relating to higher urban development densities is
required where Council endorsed planning policy (including the TWPSP) has not identified any
land use designations (including transport, open space and/or service nodes) as being
contained within and/or directly adjoining the subject land.
19.5.9 COMMERCIAL & RETAIL
URA DCP Requirement
(i) measures to accommodate and control appropriate neighbourhood commercial and retail
uses,
Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 8 – Section
8.2 (Activity Centres), Section 8.3 (Village Centres), Section 8.4 (Character
Elements) and Part – 9 Section 9.0 (Employment Plan and Travel to Work)
relating to commercial and retail outputs.
Where residential land use zoning applies:
2. Refer to objectives set out in ADCP 2010 – Part 10 – Section 10.14 relating to
Non Residential Uses in the Residential Zones.
Where business land use zoning applies:
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3. Refer to objectives set out in ADCP 2010 – Part 11 – Sections 11.3
(Subdivision

in

Commercial

Zones),

11.5

(Development

in

the

B1

Neighbourhood Centre Zone) and 11.6 (Development in the B2 Local Centre
Zone) relating to commercial and retail outputs.
Exemptions
No response to objectives and controls relating to the provision of commercial and retail uses
where Council endorsed planning policy (including the TWPSP) has not identified any land
use designations (including Major Neighbourhood Centre and/or Village Centre) as being
contained within and/or directly adjoining the subject land.
19.5.10 PUBLIC FACILITITIES & SERVICES
URA DCP Requirement
(j) suitably located public facilities and services, including provision for appropriate traffic
management facilities and parking,
Relevant Objectives/Controls/Recommendations
General
1. Refer to recommendations set out in TWPSP, in particular, Part 8 – Section
8.5 relating to Schools and Community Facilities.
Where residential land use zoning applies:
2. Refer to objectives/controls set out in ADCP 2010 – Part 10 – Section 10.14
relating to Non Residential Uses in the Residential Zones.
Where business land use zoning applies:
3. Refer to objectives/controls set out in ADCP 2010 – Part 11 – Sections 11.3
(Subdivision in Commercial Zones), Section 11.5 (Development in the B1
Neighbourhood Centre Zone) and Section 11.6 (Development in the B2 Local
Centre Zone) relating to public facilities and services.
4. Refer to objectives/controls set out in ADCP 2010 – Part 17 relating to Off
Street Car Parking.
Exemptions
No response to controls relating to the provision of public facilities and services is required
where Council endorsed planning policy (including the TWPSP) has not identified any land
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use designations (including schools and community facilities) as being contained within and/or
directly adjoining the subject land.
19.6 SUPPORTING DOCUMENTATION
Additional studies, investigations and assessments (and associated scope of works) that may be
required in support of a development proposal(s) is to be determined in liaison with AlburyCity prior to
submitting a Development Application (pending site specific circumstances and location issues).
Consequently, submission requirements may include (but are not limited to) the following:
•

Water & Sewer Infrastructure Provision Assessment;

•

Traffic & Transport Assessment, including:

•

o

Traffic and Transport Study/Analysis/Investigation;

o

Traffic Impact Assessment;

o

Local Area Traffic Management Strategy;

Local Environmental Study/Investigation/Assessment, including:
o

Biodiversity Assessment;

o

7 Part Test (Audit/Statement of Significance);

o

Scenic/Visual Impact Assessment;

•

Stormwater Drainage Study/Investigation/Strategy;

•

Sediment and Erosion Control Plan;

•

Natural & Environmental Hazard Assessment, including:
o

Bushfire Hazard Risk Assessment;

o

Flood Study & Hazard Risk Assessment;

o

Local Geotechnical Assessment (including salinity, acid sulphate soils, instability, land
contamination and mine subsidence);]

•

Urban Design Study/Investigation/Assessment;

•

Social Impact Study/Investigation/Assessment;

•

European & Aboriginal Cultural Heritage Study/Investigation/Assessment.
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Figure 19.1
Thurgoona/Wirlinga Urban Release Area
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Figure 19.1
URA DCP MAP – PRECINCT STRUCTURE PLAN
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APPENDIX A
INFORMATION REQUIREMENTS FOR APPLICATIONS
1.1

INTRODUCTION
The information requirements for applications are an essential part of the development
assessment process, whilst also satisfying the statutory and legal requirements of the
planning system. Clear, concise and complete information and documentation (i.e.
plans, written documents and other like information) allow the Council and any other
relevant Government Authority to determine the likely impacts that a proposed
development may have. The purpose of this Appendix is to ensure that the information
requirements and application processes are applied consistently for all applications
and clearly stipulate the requirements of applicants, as well as, highlighting the
matters that the Council will consider at the time of determining an application.
Notation
It is advised that the information requirements listed in this Appendix, whilst
comprehensive, are not exhaustive as additional information may be required by the
Council depending on the application and the development type. It is recommended
that applicants satisfy the specific Part/s of the DCP that relate to their particular zone
and development type and that in some instances, this Appendix may duplicate
provisions as contained within the DCP.

1.2

APPLICATION PROCESS
Form of Application
Where development requires consent from Council, an application shall be submitted
for assessment and determination. All submitted applications shall include an
application form (available from Council) and a sufficient level of associated
information (inclusive of plans and written documentation) to enable the assessment
of the proposal against the requirements of the LEP, this DCP and any other
associated documents referred to in this document.
Pre-application Discussions
Applicants are encouraged to undertake pre-application discussions with relevant
AlburyCity staff to determine the approval requirements, and the relevant controls to
be satisfied. Pre-lodgement discussions are seen as a good way of highlighting any
potential problems that may arise during the development application process and
may help ensure that the assessment of a development application is not unduly
delayed. It is recommended that at the time of meeting, applicants provide preliminary
drawings of their proposal, inclusive of site plan, elevations, surrounding land uses
and any other relevant information in order to help AlburyCity staff provide a greater
level of feedback and advice before lodgement. The Council further provides a wide
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variety of information via its website (www.alburycity.nsw.gov.au) in the nature of
forms and factsheets, guidelines to completing applications, and the general planning
processes that an application will be assessed against during the planning process.
Similarly, should an applicant be unsure of what level of information is required for
their particular development, it is encouraged that contact also be made with Council’s
Planning Department (phone (02) 6023 8285), as to the necessary requirements
Council will consider at the time of determining an application. This may also be
resolved via a pre-application meeting.
Processing Applications
Following receipt of an application, Council may request additional copies of that
application, as well as, requiring the submission of any additional information not
originally provided. In the event further information is required, Council shall specify in
detail the information required, as well as, the time period available to the applicant to
provide such additional information.
Prior to a decision by Council regarding the application, it may be:
•

•
•

Rejected by Council (in certain circumstances, such as, the submission of an
application for prohibited development under the LEP or an application that is
incomplete or unclear).
Withdrawn or amended by the applicant, prior to its determination by Council.
Subject to notification for public comment, and extracts of the application
made available to the public.

Council will, at the time of lodgement, require the payment of fees for any such
application to contribute to the cost of that application being processed by Council.
This fee may vary according to the type of application, as well as, the number of
government departments that need to be consulted. A list of these fees is available
from Council.
The specific requirements and process for development applications are outlined in
the Environmental Planning and Assessment Act, 1979 and the Environmental
Planning and Assessment Regulation, 2000.
In considering applications Council shall take into account the requirements of:
•
•
•
•
•

The provisions of the LEP.
The provisions of this DCP.
Relevant State Environmental Planning Policies (SEPPs).
Relevant Regional Environmental Plans (REPs) (deemed SEPPs).
Other strategies, policies and advisory documents of Council or the NSW
Government and its associated government departments.
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•
•

•
•

•
•

Advice received from specialist experts within Council and from other
agencies and organisations external of Council.
The likely impacts of that development, including environmental impacts on
natural and built environments, as well as, the social and economic impacts
that the development may have on the locality.
The suitability of the site for development and vice versa.
Any submissions made in accordance with the Environmental Planning and
Assessment Act 1979 or the Environmental Planning and Assessment
Regulation 2000.
The public interest.
Any other matter it considers relevant.

Other Obligations of the Applicant
Applicants should be aware that separate requirements may exist under other Acts or
Regulations and that the applicant shall be responsible for ensuring these obligations
are satisfied. Council may advise of such matters and may take into account the
status of the proposal in relation to these additional requirements. Such requirements
include, but are not limited to, the provisions of:
•
•
•
•
•
•
•
•
•

Part 5 of the Environmental Planning and Assessment Act, 1979, relating to
environmental assessment.
Threatened Species Conservation Act, 1995.
Wilderness Act, 1993.
Rural Fires Act, 1997.
Local Government Act, 1993.
Water Management Act, 2000.
Protection of the Environmental Operations Act, 1997.
Roads Act, 1993.
Heritage Act, 1977.

Issuing Consent
Upon determination, Council may grant consent with, or without, conditions. Such
conditions may outline the responsibilities and obligations of the applicant to ensure
the consent remains valid, or may outline the matters to be undertaken prior to a
construction certificate, occupancy certificate, fire safety certificate or subdivision
certificate (allowing the issue of new land titles) being issued.
Council shall specify the particular land uses for which consent is granted in relation to
the proposal, as well as, the timeframe for which the consent remains valid. In the
event that the proposal has not been completed, or that particular conditions have not
been satisfied, within this timeframe, the consent becomes invalid and lapses, if work
has not physically commenced as defined by Section 95 of the Environmental
Planning and Assessment Act, 1979. Applicants may apply for only one extension of
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time to the development consent, prior to the date that it would otherwise have lapsed,
outlining the progress of the works, the extent to which the consent conditions have
been satisfied, and the reasons why an extension is required.
Upon determination Council may, however, refuse to grant development consent to an
application, on the basis that it; adversely impacts upon the surrounding environment,
or that the proposal, although permitted with consent in the LEP, does not satisfy the
objectives and requirements of the LEP or this DCP.
1.3

GENERAL INFORMATION REQUIREMENTS FOR ALL DEVELOPMENT
The following provides a general list of information required for certain applications,
and whilst this list is comprehensive, it is not exhaustive, as additional information may
be required depending on the application and the development type.
General Requirements
i.
ii.

iii.

A fully completed application form, inclusive of development details and
owner/s signatures.
A Statement of Environmental Effects, detailing the specific environmental
impacts (if any) of the development, as well as, outlining how these
environmental impacts have been identified and minimised.
Three (3) sets of plans and documentation (more copies may be necessary if
consultation is required with other authorities), drawn to a metric scale and
including a North point, and supplemented by written clarification if necessary,
indicating:

Existing Situation
•

•

•

Locality plan and/or site context plan (to a scale of 1:500) showing roads
(sealed and unsealed), surrounding lot boundaries, LEP zone boundaries, and
the location of any buildings and physical features, including fences, walls,
significant vegetation and trees (and specifying which trees are greater than
4.5m in height and 3m in span) on adjoining properties, topography (height
contours if necessary) and the configuration of adjacent buildings or
structures, including dimensions and the location of windows, doors and other
openings of adjacent buildings. Refer to Figure 1.1 below for an example of a
Site Analysis Plan.
The boundaries of the subject lot/s with dimensions and all existing significant
physical features on the site, such as vegetation and trees (and specifying
which trees are greater than 4.5m in height and 3m in span), watercourses,
fences, buildings, utility services (including boundaries of any associated
easements), etc.
Details of past land uses, and potential for land contamination.
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The Proposal
•
•

•

•
•
•

•
•
•
•

•
•
•

All land uses proposed for the development, as defined and specified by the
LEP and its Dictionary.
Fully dimensioned drawings outlining the proposed building/s, structure/s,
excavation or earthworks, and utility services to be installed on the lot,
including plans, elevations and sections (to a scale of 1:100).
Details of natural ground levels and proposed finished ground levels of the
building site including details of ‘cut and fill’, slope batters or retaining
walls/structures.
The proposed arrangements for drainage on the site and, if the site is flood
prone, how the proposal responds to requirements for flood protection.
Diagrams showing the area of the site/s, the percentage of site coverage of
buildings, and dimensioned setbacks from boundaries.
Diagrams showing solar access to habitable rooms have been considered and
that energy efficient designs have been incorporated. Council recommends
owner-builders, building designers and land developers refer to Your Home:
Design for Lifestyle and the Future, Australian Government for technical
design guidance relating to dwelling design for energy and water efficiency.
Details of external materials, finishes and building articulation.
The location of any vegetation or trees to be either retained or removed, and
any proposed arrangements to provide vegetation removal off-sets.
Details of any proposed landscaping works.
The location and means of proposed vehicular access to the land, and the
location and dimensions of any car parking spaces and associated
accessways.
Any existing and/or proposed land rehabilitation or decontamination works (if
necessary).
BASIX Certificate and listed commitments (if required)
Shadow diagrams for all new buildings or significant alterations to existing
buildings (two-storeys or taller) showing shadows at 9:00am, 12 noon and
3:00pm on 21 June, 21 September, 21 December and 21 March. Shadow
diagrams must be certified on the appropriate form by a surveyor, architect or
other competent person.
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Figure 1.1: Site Analysis Plan

Interaction with Surrounding Areas
•

•

•

Diagrams indicating how the proposal addresses impacts on surrounding land
uses, including overshadowing, overlooking from the development onto
adjacent dwellings, in addition to the view of the development from adjacent or
nearby locations and the impact on any contiguous streetscapes and/or
adjacent public spaces.
Street trees, fixtures, fittings, services, infrastructure, road and footpath
locations and surfaces in the adjacent public road reserve or other public
property, and how these relate to the proposal, including details for providing
utility service connection.
Proposed property boundary interaction with adjacent road reserve
boundaries, including fences, walls, letterboxes, and gates, as well as,
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•

proposed building configurations and arrangements for any zero setbacks
adjacent to road reserves.
Areas which may be subject to noise and/or odour (e.g. the Albury Airport,
Albury landfill or extractive industry sites).
Notation
Development and Subdivision works shall be in accordance with the
AlburyCity Engineering Development Standards.

1.4

FURTHER INFORMATION REQUIREMENTS FOR DEVELOPMENT IN THE RURAL
AND ENVIRONMENTAL ZONES
It should not be assumed that each lot within the Rural and Environmental Zones has
an entitlement to build a dwelling or an application to subdivide or construct a dwelling
will be approved. Please contact relevant AlburyCity staff to clarify planning,
subdivision and building requirements for your property.
An owner or prospective purchaser of land, in the Rural or Environmental Zones,
considering subdivision and/or development of a dwelling, needs to clearly establish
the following from Council prior to making an application:
i.

ii.

Can Council legally consider the application for the subdivision of land?
Therefore, is the subdivision permissible with the consent of Council and in
accordance with Council’s LEP?
Can Council legally consider an application for a dwelling? Therefore, is a
dwelling permissible with the consent of Council and in accordance with
Council’s LEP?

Existing Situation
•

•

•
•
•
•

Land capability assessment, identifying landform and soil conditions, rocky
outcrops, depth to groundwater and other conditions which may render the
site, or parts of the site less capable to accommodate the proposed
development, including, but not limited to where on-site effluent disposal is
best located, and the rate and location at which different stock can be
accommodated on the site (if relevant).
Existing areas of degraded land, such as eroded gullies or high salinity
affected soils, or mountain plateaus and steeper slope areas where soils tend
to be granite and shallow overlaying clays and rock.
The location of damplands, wetlands and watercourses.
Surrounding catchment areas for water collection and the ability to harvest
water, and the pattern of run-off from the site to the wider catchment.
Presence of remnant vegetation, important wildlife habitat corridors or areas
which may have environmental significance (e.g. threatened species).
Areas of vegetation which may constitute a fire risk.
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•
•
•
•
•
•
•
•

Exposure to high winds.
Existing dams.
Any adjacent agricultural activity.
Views to and from the site.
Areas remote from a sealed public road, particularly where long, dead-end
public or private roads are required, particularly in terms of fire risk.
Distance and exposure to neighbouring dwellings.
Quality and quantity of water for domestic and other uses.
The location of any potentially contaminated lands on site due to previous
agricultural activities and pursuits (e.g. fuel storage).

The Proposal
•
•

•
•
•
•
•

1.5

Information indicating how the proposal responds to the site characteristics
identified from examining the existing situation.
The details of how utility services are to be provided, in particular the
arrangements for domestic and non-domestic water supplies and on-site
effluent disposal.
The details of any proposal to keep stock or undertake agricultural pursuits.
Drainage management undertakings.
Proposals to rehabilitate areas of land degradation or re-establish habitat
corridors.
Bushfire protection measures in accordance with Planning for Bushfire
Protection, NSW Rural Fire Service 2006.
How the development proposes to minimise the potential impact from adjacent
agricultural activity on the occupants of any proposed buildings.

FURTHER INFORMATION REQUIREMENTS FOR MIXED USE, MULTI DWELLING
HOUSING AND RESIDENTIAL FLAT BUILDING DEVELOPMENTS
Due to the complexity and size of Mixed Use, Multi Dwelling Housing and Residential
Flat Building Developments these will require a higher level of information to be
submitted for an application. Some of the information required, but not limited to
include:
i.

ii.

A Local Context Analysis Plan addressing the items outlined in Appendix 2 of
the Residential Flat Code. NSW Government, 2007
(available at http://www.duap.nsw.gov.au/programservices/dcode.asp).
A thorough Site Analysis Plan (including a levels and features survey) and
analysis report, which explains how the development responds to the site, and
shall include, but not be limited to:
•
The Design Quality Principles listed in Appendix 1 of the Residential
Flat Code. NSW Government, 2007.
•
The items indicated in Part 2 and Appendix 3 of the Residential Flat
Code. NSW Government, 2007 as recommended for a site analysis.
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The available northern orientation and adjacent sources of shade.
The adjacent sources of noise and overlooking issues both to and
from the site.
•
The setback, bulk and configuration (including the location of
windows, doors and openings) of adjoining structures to the common
boundary.
All information items outlined in Appendix 3 of the Residential Flat Code. NSW
Government, 2007.
A Traffic Impact Assessment Report (inclusive of car parking numbers and
areas, drop-off points and waste collection, disposal and pickup points).
All information contained within State Environmental Planning Policy No. 65 –
Design Quality of Residential Flat Development.
How the proposal satisfies both the Albury and Lavington CDB Masterplans.
How the proposal satisfies the LEP Height of Buildings and Floor Space Ratio
Maps.
Any of matter that Council deems necessary.

•
•

iii.
iv.
v.
vi.
vii.
viii.

At the time of lodgement for an application for a Mixed Use, Multi Dwelling Housing or
Residential Flat Building development, Council will require the application be
accompanied by a design verification statement from a qualified designer as required
under State Environmental Planning Policy No. 65 – Design Quality of Residential Flat
Development.
Notation
Refer also to Parts 10 and 11 of this DCP, which relate to Development in the
Residential Zones and Development in the Commercial Zones, in particular regarding
Mixed use, Multi dwelling housing and Residential Flat Buildings.
1.6

FURTHER INFORMATION REQUIREMENTS FOR HERITAGE ITEMS AND
HERITAGE CONSERVATION AREAS
1.6.1

Development Applications
In support of an application for development in relation to a heritage item, or a
building or work located within a heritage conservation area as identified
within Schedule 5 of the LEP, 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.
Detailing the significance of the heritage item or building or work, both
individually, and in the context of the environmental heritage of Albury.
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•

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 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 in relation to
heritage applications to ensure compliance with Clause 5.10 and Schedule 5
of the LEP, for guidance on the type of supporting information and documents,
number of copies of plans, etc which are to be submitted. Further information
can also be found on the NSW Heritage Office’s website (available at
www.heritage.nsw.gov.au/)
1.6.2

Demolition
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 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 extend, the building/site can no longer be used in its
existing form or with appropriate adaptation.
Notation
For subdivision requirements relating to Heritage Items and Heritage
Conservation Areas, refer to Section 1.13 of this Appendix.
•

Page 10

Albury DCP 2010

An application for consent to 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 1.6.2 of this Appendix 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 Item or
area; and
•
is likely to facilitate the sympathetic redevelopment of the
remainder of the heritage item, building or work.
1.7

GENERAL INFORMATION REQUIREMENTS FOR LANDSCAPE PLANS
The following provides a general list of information required for landscape plans, and
whilst this list is comprehensive, it is not exhaustive, as additional information may be
required depending on the application and development type, as well as, the specific
Zone requirements as stipulated in this DCP.
i.
ii.

Landscape plans shall be drawn to a standard scale of 1:100, 1:200 or 1:500
depending on the size of the site.
Amongst other things the landscape plan shall include:
•
North point.
•
Finished surface levels, embankments and grades (indicative of the
extent of cut and fill, mounding or rockery).
•
Existing trees to be retained or removed.
•
Proposed planting principles (indicative of species, location,
approximate quantity and mature height).
•
Proposed surface treatments (turf, paving, bank stabilisation, etc).
•
Proposed fences, retaining walls or water features (indicative of
heights and material).
•
Erosion and sediment control measures.
•
Where necessary, any elevation of the landscape works.
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1.8

FURTHER INFORMATION REQUIREMENTS FOR INTEGRATED DEVELOPMENT
APPLICATIONS
Integrated development may be defined as development (not being complying
development), that, in order for it to be carried out, requires a permit and the
development consent of a Government Department/s as defined under Section 91 of
the Environmental Planning & Assessment Act 1979. Accordingly, any application that
falls under the provisions of Integrated Development will need to be referred to the
relevant Government Department/s for approval. Such applications will be processed
in accordance with the specific requirements of the Environmental Planning and
Assessment Act, 1979 and the Environmental Planning and Assessment Regulation,
2000 and may result in additional information requirements. It is recommended that
contact be made with Council’s Planning Department (phone 02 6023 8285), as to the
specific requirements for Integrated Developments, which Council or any other
relevant Government Department may need to consider at the time of determining an
application. This may also be resolved via a pre-application meeting.

1.9

FURTHER INFORMATION REQUIREMENTS FOR DESIGNATED DEVELOPMENT
APPLICATIONS
Designated Development as defined under Schedule 3 of the Environmental Planning
and Assessment Regulation, 2000 requires to preparation of an Environmental Impact
Statement (EIS) addressing the requirements of the Director General. In particular, the
matters that must be addressed in an EIS are provided by the Director General. These
are typically sought once the applicant has confirmed the nature of the Designated
Development proposed, its permissibility, and land on which it is located. Accordingly,
the Director General’s requirements will identify the matters including relevant
planning legislation to be addressed in the EIS, whilst all applications relating to
Designated Development shall be determined by a relevant Joint Regional Planning
Panel (JRPP). It is recommended that contact be made with Council’s Planning
Department (phone 02 6023 8285), as to the specific requirements for Designated
Development, which Council, the Department of Planning or any other relevant
Government Department may need to consider at the time of determining an
application. This may also be resolved via a pre-application meeting.

1.10

GENERAL INFORMATION REQUIREMENTS FOR SUBDIVISION
The following provides a general list of information required for subdivision
applications, and whilst this list is comprehensive, it is not exhaustive, as additional
information may be required depending on the application.
General Requirements
i.

A copy of the land title/s, which are the subject of the application.
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ii.

Three (3) sets of plans and documentation (more copies may be necessary if
consultation is required with other authorities), drawn to a metric scale and
including a North point, and supplemented by written clarification if necessary,
indicating:

Existing Situation
•

•

•
•

Locality plan and/or site context plan (to a scale of 1:500) showing roads
(sealed and unsealed) with road names included, surrounding lot boundaries,
LEP zone boundaries and the location of any buildings and features, including
fences, walls, significant vegetation and trees on adjoining properties,
topography (relief contours at 1.0m intervals if necessary) and the
configuration of adjacent buildings or structures.
The boundaries of the subject lot/s and existing lot numbers (shown in
dashed linework and fonts) with dimensions and all existing significant
physical features on the site, such as vegetation and trees (including
threatened flora and fauna species), watercourses, fences, buildings, utility
services (including boundaries of any associated easements), etc.
Indication of the subdivisional area(s) where the slope exceeds 10%.
Details of past land uses, and potential for land contamination,

The Proposal
•

•
•

•

•
•
•

Fully dimensioned drawings outlining the proposed new lot boundaries and lot
numbers (shown in full linework), as well as, the boundaries of any proposed
new road reserves or other public reserves, easements, or adjustments to
existing reserves or easements to an appropriate scale.
New lots to be numbered consecutively.
In the case of Integrated Development the location of lot boundaries in relation
to the configuration of building/s and structure/s, including plans and
elevations of the buildings which satisfy the General Information
Requirements for Development.
Plans and cross-sections of road reserve profiles, including road pavement
widths and depths (base and seal), roadside drainage systems and culverts,
kerb profiles, parallel car parking spaces within the road reserve, intersection
treatments, pedestrian refuges and roundabouts, footpaths, nature strip
plantings and drainage responses, the location of (above and below ground)
utility services (plan and cross-sections) within the road reserves, including
fire hydrant locations, street furniture and fixtures and street lighting, to the
relevant Council standard.
Access arrangements for each lot, including preferred locations of cross-overs
in relation to elements within the road reserve.
Details of natural ground levels and proposed finished ground levels.
The proposed arrangements for drainage on the site and, if the site is flood
prone, how the proposal responds to requirements for flood protection.
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•
•
•
•

1.11

The location of any vegetation or trees to be either retained or removed, and
any proposed arrangements to provide vegetation removal off-sets.
The location and means of vehicular access to the land, and the location and
dimensions of any car parking spaces and associated accessways.
Any existing and/or proposed revegetation, land rehabilitation or
decontamination works (if necessary).
Bushfire protection measures in accordance with Planning for Bushfire
Protection, NSW Rural Fire Service 2006.

FURTHER INFORMATION REQUIREMENTS FOR GREENFIELD SUBDIVISION
For the purposes of this DCP, a greenfield subdivision is defined as the subdivision of
any land title, multiple land titles, or parts thereof, equal to or greater than 10,000m2
(1ha), into two or more lots of any size for the purposes of urban development, which
may include, or be exclusive to residential, commercial or industrial development.
The Proposal
•

•

•

•

Utility and community services demand and supply assessment, indicating the
likely demand for additional infrastructure and how this will be provided within
the subdivision area and/or where augmentation to existing networks are
required.
A public open space network which protects areas of significant habitat, other
ecological or significant environmental features, places and items of
archaeological or cultural heritage value, damplands, wetlands and
watercourses - preserved, rehabilitated, or constructed, and how these relate
to a drainage management plan. The location and size of areas within the
open space network available for usable public access should be identified, in
addition to areas for formal and informal recreation facilities. The proposal
should also explain the linear arrangements within the network designed to
create permeability and connectivity, and the interface treatments between the
network and other land uses.
Location and extent of any proposed commercial areas, and how these relate
to the district hierarchy of commercial centres and the demand and supply for
commercial floorspace. This includes the approach to integrating the centre
with surrounding developments, the density of dwellings immediately adjacent,
the co-location of community facilities, and the transport planning and access
arrangements for both public and private transport, including pedestrian and
cycle connections.
A Traffic Impact Assessment and Traffic Management Plan, explaining the
proposed road system, its integration into the City-wide transport system, and
(in the context of integrated transport and land use planning principles) the
measures deployed to encourage transit and pedestrian oriented
development.
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•

•

•

•
•

A Drainage Management Plan, including the water sensitive urban design
measures used to maximise the re-use of stormwater and/or convey
stormwater in a manner which reduces the rate of flow and improves the
quality of water discharged into receiving or storage bodies. This may include
underground stormwater storages in road reserves for irrigating landscaped
areas.
The lot size variations and locations, the location of sites intended for multidwelling development, attached dwellings or residential flat buildings, the lot
and street layouts designed to achieve pedestrian, cycle and vehicular
permeability, legibility and long term urban design flexibility (e.g. “New
Urbanism” principles), in addition to integrated transport and land use planning
outcomes, water and energy efficiency design initiatives, including orientation,
dimensions and configuration of lots to maximise solar access.
Plans indicating the existing relief contours, and the proposed relief contours
(at 1.0m intervals) resulting from re-contouring earthworks, overlayed with the
proposed lot and road layout.
Construction management plan, including dust suppression measures.
Details of any proposed landscaping works.

Interaction with Surrounding Areas
•

•

•

Diagrams indicating how the proposal addresses impacts on surrounding land
uses, in addition to the view of the subdivision from adjacent or nearby
locations.
Details for where roadworks and utility services connect to existing
infrastructure networks and, in the event existing assets require works, how
these will be made good.
Areas which may be subject to noise and/or odour (e.g. the Albury Airport,
Albury landfill or extractive industry sites).

Notation
Clauses 6.1-6.4 of the LEP require the preparation of a site specific Development
Control Plan that addresses specified matters prior to development consent being
granted for development on land in an urban release area.
1.12

FURTHER INFORMATION REQUIREMENTS FOR SUBDIVISION IN THE RURAL
AND ENVIRONMENTAL ZONES
The Proposal
A report accompanying the application must address:
i.

How the subdivision is compatible with the zone objectives and the minimum
lot size requirements for the land.
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ii.
iii.
iv.

v.
vi.

1.13

The reasons for the subdivision, including the land uses envisaged for the new
lots.
The impacts of the subdivision on the land (including the potential for that land
to be used for viable agricultural purposes to be diminished).
How the subdivision will result in a net benefit to the environment and the
community, including measures to protect, rehabilitate and manage significant
environmental values of the land, including water resources, minerals and
basic raw materials.
Whether a dwelling is intended for the lot or lots.
If the purpose of the subdivision is to create a lot less than that prescribed on
the LEP Minimum Lot Size Map, in accordance with Clause 4.2 of the LEP, for
the purposes of primary production or intensive agriculture, the report must
include:
•
An assessment of the sustained viability of the land for the proposed
activity.
•
Details of the proposed activity.
•
Demonstrated commitment to undertake the activity for which the lot is
created.
•
Potential impacts of the proposed activities on adjoining properties
and dwellings in the vicinity.
•
Details and location of proposed building and structures on the site.

FURTHER INFORMATION REQUIREMENTS FOR SUBDIVISION RELATING TO
HERITAGE ITEMS AND HERITAGE CONSERVATION AREAS
Where a person proposes to subdivide land (or adjoining land) on which a heritage
item is located as identified within Schedule 5 of the LEP, the Council may require the
submission of a conservation assessment or plan prior to consideration of the
application, prepared by an appropriately qualified specialist. This 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;
Address any additional matters raised by the Council through predevelopment application discussions related to heritage significance or the
potential impacts of the subdivision are considered.
Notation
Section 1.13 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.
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1.14

FURTHER INFORMATION REQUIREMENTS FOR THE VARIATION OF A
PLANNING PROVISION (DEPARTURES AND NON-COMPLIANCES)
Council acknowledges that it is not possible for both the LEP and DCP to account for
all possible situations, sites and development scenarios. Therefore the development
and zoning controls have been designed to be flexible. Consequently when
circumstances warrant, Council may consent to an application which departs, to a
minor extent, from the provisions of these controls. In such cases, a written
submission must be lodged with the Development Application, outlining the variation,
providing reasons why the variation is necessary or desirable and setting out how the
objectives of the particular provisions are satisfied by the proposal. Within an
application to vary a planning provision an applicant shall:
1.
2.
3.
4.

State the relevant requirement or standard and each Part of the DCP that is
the subject of the request.
Identify the objective/s of the requirement or standard.
State the extent of each variation (this may be in mathematical or qualitative
terms).
Give reasons to support the variation. This may include a written statement
with diagrams, photographs, sections, plans, or letters from adjoining owners
if appropriate. The reasons should be related to achieving the following
objectives:
•
Is the development in accordance with the provisions of the Albury
DCP 2010?
•
If not, why not?
•
What aspects of the development do not meet the DCP requirements?
•
To what degree does the proposal depart from the DCP?
•
How the objective is met if the requirement is to be varied?
•
Justify the departure in terms of the above circumstances.
Some of the relevant factors Council will consider in determining whether a
departure from the DCP is warranted include:
•
Whether there will be any detrimental impact on the amenity of the
existing and future residents, as well as, its surrounds.
•
The nature and size of the departure.
•
The degree of compliance with other relevant requirements, and any
compensatory measures taken to offset the departure.
•
The circumstances of the case, including whether the particular
provision is unreasonable and/or unnecessary.
•
Priorities identified in a site analysis being of more importance than
what is being departed from.
•
Whether non-compliance will prejudice the objectives of the zone and
the aims of the DCP.
Notation
It is the responsibility of the applicant to evaluate the impact of a variation to a
requirement or standard and to submit full evidence in writing to justify the
proposed variation. This information is to be submitted with the Development
Application.
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APPENDIX B
DEVELOPMENT NOTIFICATION PROVISIONS
1.1 Introduction
Public participation is an essential part of the development assessment and strategic planning
processes and the purpose of this Section is to ensure that public participation is facilitated in an
orderly and transparent manner. The main aim of this Section is to set out the processes and
procedures for determining when persons are to be notified of a proposed development or
strategic planning policy and when advertisements will be placed in the local newspaper.
Note:
The requirements within this Section relating to notification requirements are minimums and may
be increased at the discretion of Council, considering the nature and likely impact/s of the
proposal.

1.2 Objectives
1.

To outline procedures for the notification and advertisement of development proposals and
draft planning controls prior to determination by Council.

2.

To identify development applications that will be notified and/or advertised and those
persons who will be notified.

3.

To provide a mechanism for residents and land owners to express their views on
development proposals and draft planning controls.

4.

To ensure consistency and fairness in the manner in which Council undertakes public
notification.

5.

To make Council’s criteria and procedures for public notification readily accessible and
understandable.

6.

Specify circumstances when the notification of applications is not required.

1.3 Definitions
Adjoining Land is land, which shares a common boundary to the development site or is
separated from it only by a pathway, driveway or similar thoroughfare (excluding a watercourse,
public reserve or other significant feature) and includes land directly opposite it.
Alteration in relation to a building includes an addition or extension to a building.
Building includes a part of a building and any structure or part of a structure and includes a
swimming pool.
Erection ‘erect’ and similar expressions in relation to a building includes any structural work or
any alteration, addition or rebuilding.
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Draft Planning Controls includes draft Local Environmental Plans (LEPs), Development Control
Plans (DCPs) and other strategic planning projects such as Master Plans, Structure Plans,
Planning Proposals or other similar strategic planning projects.
Lot is the area of land contained within the boundaries as detailed in its certificate of title.

1.4 Types of Applications to be Notified
1.4.1 Applications Exempt from Notification
The following types of applications are exempt from the neighbour notification requirements of
this Appendix:
•

Applications lodged under Section 68 of the Local Government Act 1993.

•

Building Certificate applications.

•

Exempt and complying development under State Environmental Planning Policy (Exempt
and Complying Development Codes) 2008 and Schedules 2 and 3 of the LEP.

•

Internal building work (not being exempt or complying development).

•

Modifications of development consent under Section 96(1) and 96(1a) of the EP&A Act.

•

Minor modifications to approved developments which do not alter the height, external
configuration or siting of the previously approved development.

•

Applications for the strata subdivision or community title subdivision of existing dual
occupancies, multi dwelling housing or residential flat buildings, or those currently under
construction for which development consent has been previously received.

•

Single storey dwelling houses, alterations and additions to single storey dwelling houses and
private swimming pools located in the rear yard that are no greater than 1m above existing
ground level and that complies with the setback requirements in Table 1.1.

Table 1.1: Setback Requirements
Zone

Setback Requirement
Front Setback

Side Setback

Rear Setback

Corner Sites
(Secondary Street)

R1 & R3 Zones

4m

0.9m

2m

2m

R2 & R5 Zones

10m

5m

5m

5m

RU1, RU2, RU4, E2

20m

10m

10m

10m

& E3 Zones

•

The above exemption does not apply to heritage items and buildings located within heritage
conservation areas.

Despite the above exclusions, following an inspection of the site and consideration of the
proposed development and the existing conditions of the site and surrounds, Council at its
discretion may notify the owner or occupier of adjoining land or any other land.
Where this occurs, the normal notification requirements of Section 1.4.2 will apply.
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1.4.2 Notifiable Applications
Applications not identified in Section 1.4.1 are classified as ‘Notifiable Applications’ and
shall be notified in accordance with the requirements of this Chapter.
Note:
Council charges a fee for the advertising and/or re-advertising of Notifiable Applications.
Please contact Council for the fee amount.

1.4.3 Advertised, Designated and Integrated Developments
Section 91 of the EP&A Act and Schedule 3 of the EP&A Regulation outlines when a
development is either ‘Integrated’ or ‘Designated’ Development, as well as the notification
requirements associated with these types of development.
Development classified as ‘Advertised’ are outlined as follows:
•

Caravan Parks;

•

Extractive Industries;

•

Intensive Agriculture;

•

Intensive Livestock Keeping; and

•

Manufactured Home Estates.

The controls in this section are additional to those required in the EP&A Act and EP&A
Regulation.

3.5 Local Environmental Plans, Development Control Plans and Draft Planning Controls
i.

Part 3 of the EP&A Act and Part 3 of the EP&A Regulation outlines the statutory
requirements for the public exhibition of draft LEPs and draft DCPs. The matters contained
within this Chapter are additional to those requirements and also applies to other draft
planning controls.

ii.

Draft planning controls that will be notified to adjoining owners are those that:
•

Relate to the rezoning, reclassification or introduction of additional and/or revised
development controls for single parcels of land.

•

Relate to small areas where it is in the interest of the adjoining residents to be notified
(including those for reclassification).

•

Allow additional development upon land, without changing the zoning.

Note:
Council charges a fee for the advertising of draft planning controls. Please contact Council for the
fee amount.
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3.6 Public Exhibition Process
The public exhibition of a notifiable application comprises the following steps:
•

All applications are advertised in a local newspaper,

•

Adjoining property owners are notified via letter when an application is lodged,

•

Neighbours are able to remain up to date with the status of the application via the DA
tracking facility provided on council’s website,

•

All submissions are taken into consideration in Council’s Development Assessment Report,

•

All submitters are advised of the determination of the application via letter and/or email.

The public exhibition of draft planning controls comprises the following steps:
•

All draft planning controls are advertised in a local newspaper,

•

Adjoining or affected landowners (where relevant) are notified via letter,

•

Interested persons are able to remain up to date with the status of the draft controls via
Council’s Public Exhibition website,

•

All submissions are assessed in Council’s consideration of decision,

•

All submitters are advised of the determination via letter and/or email.

3.7 Notification of Development Applications and Draft Planning Controls
3.7.1 Matters for Consideration
In determining whom, if anyone, Council should notify, consideration will be given to the following
matters:
•

Views, landmarks and sight lines to and from the land.

•

Overshadowing.

•

Privacy.

•

Noise or any other kinds of emissions.

•

Existing and proposed ground levels.

•

Stormwater drainage.

•

Intensity of development (e.g. increases in operating hours, production levels and traffic
volumes).

•

The heritage significance of any building work, tree or place.

•

The visual quality and consistency of the works in relation to the streetscape and character
of the locality.

•

The scale or bulk of the proposal, in relation to adjoining buildings in the immediate locality.

•

The siting of the proposal in regards to site boundaries.

•

Light spillage or reflection, created by the development.

•

The means of access, and transportation both to and from the site.

•

The impacts of the proposed rezoning, reclassification or change in planning controls on any
affected property owners.

•

Any other matter that Council deems relevant.
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3.7.2 Form of Notification
i.

A letter will be sent to adjoining property owners advising them of the receipt of a
notifable application.

ii.

The written notice for notifiable applications to be forwarded by Council to the adjoining
property owners shall contain the following information:
•

The address to which the application relates, including street address, land title
particulars and/or common name of the site.

•

The development and/or building application reference number.

•

A description of the proposed development/building work.

•

The name of the applicant and of the Council.

•

The date of the notification letter.

•

A plan showing the height and configuration of any buildings in relation to the site on
which it is proposed to be erected.

•

Where the proposal does not involve the erection of a building, a plan showing the
general arrangement of development in relation to the site on which it is to be carried
out.

•

An invitation to view the plans.

•

Where and when the plans can be inspected.

•

The affected persons right to lodge a submission in relation to the application.

•

The time period within which submissions are to be made.

•

That the contents of a written submission are not confidential under the Freedom of
Information Act 1982 and the Government Information (Public Access) Act 2009.

iii.

Notice of the application will be published in a newspaper circulating in Albury and will
also be placed on Council’s DA Tracking website.

iv.

The written notice for draft planning controls to be forwarded by Council to adjoining or
affected property owners (where practicable) will contain the following information:

v.

•

The draft LEP, DCP or draft planning control name and number.

•

A description of the intent and effect of the draft LEP, DCP or draft planning control.

•

An indication of the land which is affected by the proposal (if relevant).

•

An invitation to view the draft planning controls.

•

The affected persons right to lodge a submission.

•

The name and address of Council for the receipt of submissions.

•

The time period within which submissions are to be made.

Notice of the draft planning controls will be published in a newspaper circulating in Albury
and will also be placed on Council’s Public Exhibition website.

vi.

Where a draft planning control has a city-wide or suburb-wide application, AlburyCity will
undertake the public exhibition process in accordance with an endorsed Community
Engagement Strategy to help convey public information.

3.7.3 Notification of Owners
i.

If land is a lot within the meaning of the Strata Schemes (Freehold Development) Act,
1973, a written notice to the owner’s corporation is taken to be a written notice to the
owner or occupier of each lot within the strata scheme.
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ii.

If land is a lot within the meaning of the Strata Schemes (Leasehold Development) Act
1986, a written notice to the lessor under the leasehold strata scheme concerned and to
the owner’s corporation is taken to be a written notice to the owner or occupier of each lot
within the scheme.

iii.

If land is a lot within the meaning of the Community Land Development Act 1989, a
written notice to the Association is taken to be a written notice to the owner or occupier of
each within the development.

iv.

If an adjoining property is owned or occupied by more than one person, a written notice to
one owner or one occupier is taken to be a written notice to all owners of that land.

v.

A notice will not be sent to an owner of an adjoining property, as shown in the Council’s
records, if that owner is the person, or one of the persons, who made the development
application.

3.7.4 Notification of Public Authorities
Council will refer applications and draft planning controls to public authorities where the
concurrence or approval of that authority is required under the EP&A Act or EP&A
Regulation, or where it is determined that a public authority may have an interest in the
application or draft planning control.

3.7.5 Notification Period during Public Holidays
In the interest of maintaining a transparent public notification process, AlburyCity will not
notify development applications during the Christmas and New Year public holiday period
and will also extend the public exhibition period of notifiable applications over a public
holiday.
Where the public exhibition period of draft planning controls occurs during the Christmas
and New Year public holiday period, Council will extend the public exhibition period.

3.7.6 Inspection of Plans and Policies
i.

Plans and documentation submitted to Council can be inspected upon request at the
Council Offices during normal business hours, Monday to Friday, excluding public
holidays, or alternatively may be viewed on Council’s DA Tracking website:
https://eservice.alburycity.nsw.gov.au/portal/pages/XC.Track/Default.aspx

ii.

Plans and documentation relating to draft planning controls can be inspected at the
Council Offices, Library Museum or Lavington Library and any other public place Council
deems necessary during normal office hours, excluding public holidays. Alternatively,
these plans can be viewed on Council’s Public Exhibition website:
http://www.alburycity.nsw.gov.au/have-a-say/public-exhibition
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3.8 Exhibition Period
i.

Development applications and draft planning controls will be exhibited in accordance with
Table 1.2.

ii.

The exhibition period may be extended at the discretion of Council for major development
applications or any development/s or controls that may have a significant impact, or be of
community interest.

iii.

Council at the request of a submitter may extend the exhibition period (usually only by seven
days) during which a person may make submissions. Such a request will be at the Council’s
discretion and will only be considered where appropriate justification can be provided for the
extension of time.

iv.

Advertised Development, Integrated Development and Designated Development as defined
under the EP&A Act are to be publicly notified in accordance with the EP&A Act and EP&A
Regulation and in accordance with Table 1.2.

v.

Amended or modified applications and reviews of determination that are minor in nature or
result in a reduction in the environmental impacts of a development proposal are not
required to be readvertised or renotified.

vi.

When an application is withdrawn and a subsequent application made, the new application
will be readvertised or notified in accordance with the provisions of this Appendix, as if the
previous application had not been made.
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Table 1.2: Notification and Exhibition of Applications
Application Type

Local Paper

Letter to

Exhibition

Notice of

Advertisement

Adjoining

Period

Decision

Property Owner
Applications Exempt from

No

No

N/A

Yes

Yes

Yes

7 days

Yes

Yes

Yes

14 days

Yes

Yes

Yes

30 days

Yes

As per original DA

Yes, and to any

7 days

Yes

Neighbour Notification
Notifiable Applications
Development that is a heritage
item or within a heritage
conservation area
Advertised, Integrated and
Designated Development
Amended Applications that result
in additional environmental

objectors of the

impacts

original DA

Section 96(1) & 96(1a)

No

No

N/A

Yes

Yes

Yes, and to any

7 days

Yes

7 days

Yes

Applications
Section 96(2) Application

objectors of the
original DA
Section 82A Review

As per original DA

Yes, and to any
objectors of the
original DA

Planning Proposals (Draft LEPs):
•

Low Impact Proposals*

Yes

Yes

14 days

Yes

•

All other planning proposals

Yes

Yes

28 days

Yes

Draft Development Control Plans

Yes

Yes

28 days

Yes

Public Hearing for Reclassifying

Yes

Yes

N/A

N/A

Voluntary Planning Agreements

Yes

Yes

28 days

N/A

Other Planning Controls

Yes

Yes

28 days

Yes

Council-owned Land

*

A ‘low’ impact planning proposal is defined in the NSW Department of Planning and Infrastructure document
titled: A guide to preparing local environmental plans.
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3.9 Form, Content and Timing of Submissions
3.9.1 Making a Submission
i.

Any person is entitled to make a submission which may object to, or support a
development application or draft planning control within the notification period, whether or
not a notification letter has been forwarded to that person.

ii.

Submissions relating to a notifiable application or draft planning control must be made in
writing and delivered to Council either personally, by post, fax, email or via council’s
online submission website quoting the relevant development application number, street
address of the site in question or name of the draft planning control and shall be
addressed to AlburyCity Council, PO Box 323, ALBURY NSW 2640.

iii.

Each submission should:
•

Clearly identify the development application or draft planning control to which the
submission relates.

•

State the grounds of any support or objection expressed in the submission (including
any supporting rationale or material).

•
iv.

Include the name, address and contact details of the person making the submission.

Submissions will not be disqualified from Council consideration where they do not comply
with the above items.

v.

Consideration of late submissions will be at the Council’s discretion.

Note:
In accordance with Section 147 of the EP&A Act, any person or organisation who has made a
submission in respect of a development application or draft planning control and who has made a
reportable political donation or gift to a Councillor or employee of the Council must make a
Political Donations Disclosure Statement. Disclosure Statements are available from the
AlburyCity website.

3.9.2 Replying to Submissions
i.

All persons who make a submission will receive acknowledgement of their submission.
Where a submission is lodged online, an automated acknowledgement response will be
sent to the submitter.

ii.

All persons who make a submission will be given written notice of the determination of
the development application or draft planning control.

iii.

Petitions
Where petitions are received in respect to a notifiable application or draft planning
control, the head petitioner, or where not nominated, the first petitioner will be
acknowledged for the purpose of future contact as to the progress of the application or
draft planning control. Where a head petitioner, or contact is not nominated, one will be
selected by the Council. Only the head petitioner will be advised of Council meetings or
receive written confirmation of the determination of a development application or draft
planning control.

Page 9

Albury DCP 2010
3.9.3 Disclosure of Submissions
It is advised that submissions are not confidential.
Submissions may be accessed by the public, through Council’s Public Information Officer
under the Freedom of Information Act 1982 and the Government Information (Public
Access) Act 2009, or alternatively may be provided to an applicant upon request (with all
personal details removed) as a means of resolving a particular issue that has been raised
in a submission.
Where the development application or draft planning control is reported to a Committee or
Council meeting, the issues raised in that submission may also be summarised in the
assessment report and/or the entire submission (as submitted) may be included amongst
the report attachments.
Notwithstanding, a person may request Council to suppress the personal details of a
submission such as name, telephone number or postal address from public inspection, if
they consider that their, or their families’ safety or well-being may be affected if the
information is not suppressed. Any such request will be considered and determined in
accordance with the Privacy and Personal Information Protection Act 1998.

3.9.4 Anonymous Submissions
Anonymous submissions will not be considered by the Council.

3.10 Notification of Council’s Decision
i.

Council will notify submitters in writing of its decision regarding applications or draft
planning controls in writing.

ii.

Council will publish a notice of decision of all applications or draft planning controls in a
locally circulating newspaper and on Council’s website.

3.11 Rights of Appeal and Reviews of Determination
i.

Should an applicant be dissatisfied with Council’s decision, a Review of Determination may
be requested in accordance with Section 82A of the EP&A Act.

ii.

All reviews of determination will be renotified as per the original application, unless the
review is minor in nature or results in a reduction in the environmental impacts of a
development proposal, then the proposal will not be required to be readvertised or
renotified.

iii.

Should an objector be dissatisfied with the determination of Designated or State Significant
Development, they may appeal to the NSW Land and Environment Court in accordance
with Sections 97-99 of the EP&A Act.
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APPENDIX C
OTHER ADVERTISED DEVELOPMENT
Other Advertised Development is development so identified by the Environmental
Planning and Assessment Regulation 2000, and will be publicly notified in accordance
with Section 65 of the Regulation. The minimum notification period for any of the
following development shall be 30 days.

•

Caravan Parks

•

Extractive Industries

•

Intensive Agriculture

•

Intensive Livestock Keeping

•

Manufactured Home Estates
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APPENDIX D
SECTION 79C MATTERS FOR CONSIDERATION
Section 79C of the Environmental Planning & Assessment Act, 1979 contains a number of
Matters of consideration that all development applications must be assessed against. The
following is an extract of this legislation:
79C Evaluation
(1) Matters for consideration-general.
In determining a development application, a consent authority is to take into consideration
such of the following matters as are of relevance to the development the subject of the
development application:
(a) the provisions of:
(i)

any environmental planning instrument, and

(ii)

any draft environmental planning instrument that is or has been placed on public
exhibition and details of which have been notified to the consent authority (unless
the Director-General has notified the consent authority that the making of the draft
instrument has been deferred indefinitely or has not been approved), and

(iii) any development control plan, and
(iiia) any planning agreement that has been entered into under section 93F, or any draft
planning agreement that a developer has offered to enter into under section 93F,
and
(iv) the regulations (to the extent that they prescribe matters for the purposes of this
paragraph),
that apply to the land to which the development application relates,
(b) the likely impacts of that development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality,
(c) the suitability of the site for the development,
(d) any submissions made in accordance with this Act or the regulations,
(e) the public interest.
Note. See section 75P (2) (a) for circumstances in which determination of development
application to be generally consistent with approved concept plan for a project under
Part 3A.
Note. If a biobanking statement has been issued in respect of a development under
Part 7A of the Threatened Species Conservation Act 1995, the consent authority is not
required to take into consideration the likely impact of the development on biodiversity
values.
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(2)

Compliance with non-discretionary development standards-development other
than complying development
If an environmental planning instrument or a regulation contains non-discretionary
development standards and development, not being complying development, the
subject of a development application complies with those standards, the consent
authority:
(a) is not entitled to take those standards into further consideration in determining the
development application, and
(b) must not refuse the application on the ground that the development does not comply
with those standards, and
(c) must not impose a condition of consent that has the same, or substantially the same,
effect as those standards but is more onerous than those standards,
and the discretion of the consent authority under this section and section 80 is limited
accordingly.

(3) If an environmental planning instrument or a regulation contains non-discretionary
development standards and development the subject of a development application does
not comply with those standards:
(a) subsection (2) does not apply and the discretion of the consent authority under this
section and section 80 is not limited as referred to in that subsection, and
(b) a provision of an environmental planning instrument that allows flexibility in the
application of a development standard may be applied to the non-discretionary
development standard.
Note. The application of non-discretionary development standards to complying
development is dealt with in section 85A (3) and (4).
(4) Consent where an accreditation is in force
A consent authority must not refuse to grant consent to development on the ground that
any building product or system relating to the development does not comply with a
requirement of the Building Code of Australia if the building product or system is accredited
in respect of that requirement in accordance with the regulations.
(5) A consent authority and an employee of a consent authority do not incur any liability as a
consequence of acting in accordance with subsection (4).
(6) Definitions
In this section:
(a) reference to development extends to include a reference to the building, work, use or
land proposed to be erected, carried out, undertaken or subdivided, respectively,
pursuant to the grant of consent to a development application, and
(b) non-discretionary development standards means development standards that are
identified in an environmental planning instrument or a regulation as non-discretionary
development standards.
Notation
This extract is current at the date of printing of this DCP, but should not be relied upon. Please
refer to the Environmental Planning and Assessment Act, 1979 to clarify the status of this
document.

Page 2

Albury DCP 2010
APPENDIX E
ETTAMOGAH DEVELOPMENT PLAN
1.1

INTRODUCTION
This Appendix of the DCP applies to land either side of the former Hume Highway,
Ettamogah as shown in the Outline Development Plan in Figure 1.1. The land to the
East of the highway is designated for development as a B7 Business Park Zone and the
land to the West as an R2 Low Density Residential Zone.
This Appendix seeks to ensure the orderly and sustainable development of land in the
Ettamogah area, as well as, identifying distinct opportunities and constraints regarding
the special nature and character of the area, which need to be addressed. In order to
reflect the site’s opportunities and constraints, guidelines need to be developed that are
based on the findings of the Environmental Study previously undertaken for the land.
Where circumstances warrant, the Council may consent to minor variations from this
Plan with respect to road and lot boundaries, building envelopes and other development
standards where sufficient evidence is presented by the applicant justifying the
variation.
Notation
Please refer to the geo-technical report prepared by Coffey Geosciences P/L titled:
“Limited Environmental Site Assessment Ettamogah Rural Lease Site 2 (Party-Unlimited
Homestead), Ettamogah NSW”. Specific reference is made to the Conclusions Section
on Page 6 of this report that, amongst other things, recommends that during
redevelopment contaminated soil in the area of BH5 should be segregated to a depth of
0.5 of a metre to ensure that soil is either treated to reduce contaminant concentrations
or appropriately disposed of at a licensed landfill facility. Further reference is also
directed to Appendix J of this DCP, which relates to Contaminated and Potentially
Contaminated Land.
It is important to 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.

1.2

GENERAL AIMS & OBJECTIVES
Objectives
1.
2.

To conserve and enhance the existing aesthetic character and public amenity of
Albury.
To outline realistic environmental and development limits for the site/s.
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3.

4.
5.

1.3

To ensure a high standard of development which utilises Environmentally
Sustainable Development (ESD) Principles and best practice environmental
management techniques.
To utilise the principles of ‘place management’.
To ensure rural residential and light industrial developments occur in a
sympathetic manner to one another.

RESIDENTIAL DEVELOPMENT
1.3.1

Subdivision

Objective
1.

To provide for a variety of low density residential lot sizes that are designed
having regard to the construction and opportunities presented by the land and to
minimise impacts on the environment.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Subdividing in accordance with the parameters expressed in the Outline
Development Plan (see Figure 1.1).
ii.
Where ‘battleaxe’ lots or similar are permitted, the access corridor is not to be
considered in the calculation of lot sizes.
iii.
Lots in the area denoted blue in Figure 1.1 being at least 1,500m2.
iv.
Lots in the area denoted green in Figure 1.1 being at least 4,000m2.
v.
Having regard to the findings of the Ettamogah Environmental Study in the
subdivision design.
vi.
Areas of degraded land (e.g. drainage lines) being rehabilitated as part of the
subdivision.
vii.
Existing vegetation being retained and incorporated into the subdivision where
possible.
viii.
Street trees to be provided by the developer in accordance with Council
requirements for the location and type of species.
ix.
Linking public open space with the Albury-Wodonga Regional Parklands network.
x.
Introducing recreational elements into open space areas to encourage its use by
residents.
xi.
Constructing a minimum 4 metre high landscaped earth mound between the
former Hume Highway carriageway and the subject land.
xii.
Maintaining and/or implementing a minimum 25 metre landscaping strip along the
eastern boundary with the Hume Highway and dedicating this land as a public
open space link.
xiii.
Subdivision design to have regard for the requirements of the NSW Rural Fire
Service Planning for Bushfire Protection Guidelines, NSW Government
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xiv.
xv.
xvi.
xvii.
1.3.2

Roads being constructed in accordance with the pavement designs
recommended in the Ettamogah Environmental Study.
All lots being provided with vehicular access and constructed in accordance with
Council specifications.
The long axis of lots being perpendicular or parallel to the contours of the land.
Perimeter fencing being constructed prior to the sale of lots.
Services and Infrastructure

Objective
1.

To provide the estate with the full range of services and infrastructure necessary
to cater for the needs of the preferred type/s of land uses.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Requiring reticulated water and sewerage, underground power and
telecommunication facilities to be provided to all lots as a pre-requisite of
subdivision in accordance with the AlburyCity Engineering Development
Standards and the NSW Rural Fire Service Planning for Bushfire Protection
Guidelines.
ii.
Internal roads being designed and constructed in accordance with Council’s
standards for Rural Development (see Section 9.2.9 of this DCP).
iii.
Providing a kerbside waste disposal service.
1.3.3

Building Siting

Objective
1.

To ensure that buildings are located to the lot’s advantage and to ensure
adequate separation from adjoining dwellings and other land uses is achieved.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
No dwelling being erected within 70 metres of the former Hume Highway
carriageway (with the 4 metre high barrier in place).
ii.
No building being erected at a place where the slope exceeds 20%.
iii.
Dwellings being orientated to maximise solar access.
iv.
Buildings being setback at least 10 metres from the front and rear boundary of
the property.
v.
Buildings being setback at least 5 metres from side boundaries.
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vi.
vii.
viii.

1.3.4

Buildings being setback at least 50 metres from the boundary of the ‘Muniong’
property.
No building being permitted above the 240 metre AHD contour.
No buildings being permitted within 50 metres of the pedestrian/cyclist reserve
situated along the common boundary with DriveTrain Systems.
Building Design

Objective
1.

To ensure dwellings and ancillary buildings are constructed of materials and
colours that blend with the surrounding environment and area energy efficient.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Avoiding the dominant use of reflective materials such as zincalume or glass, or
colours such as white, for building exteriors.
ii.
Multi-storied or multi-levelled buildings to be designed to accord with the site
slope (e.g. levels to be staggered up the slope).
iii.
The ground floor level of a building to be no more than 1.0 metre above natural
ground level and site cuts should not exceed 1.0 metre in depth.
iv.
The distance between the floor level and the underside of the eaves to be no
more than 2.7 metres for a single storey house and no more than 5.0 metres for a
two storey house.
v.
The siting of a new dwelling and/or ancillary buildings takes into account the
siting and design of any buildings on adjoining land.
vi.
Locating all ancillary buildings behind the front building line of the dwelling.
vii.
Restricting the total area of detached ancillary buildings to 80m2.
viii.
Fencing being of post and wire construction.
ix.
Impervious fencing material such as brick or timber palings may only be used to
contain one area of no more than 40m2.
x.
Metal fences (including colorbond) are not permitted in any circumstances.
xi.
Utilising building materials and orientating buildings to maximise energy
efficiency.
1.3.5

Landscaping

Objective
1.

To enhance the residential amenity and appearance of the land from the former
Hume Highway.
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Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Dedicating the existing strip of trees along the boundary of the former Hume
Highway as an open space link.
ii.
Encouraging residents to landscape as much of their lot as possible.
iii.
For lots in the area denoted green in the Outline Development Plan (see Figure
1.1), implementing perimeter landscaping to screen adjoining dwellings and for
wind break purposes.
iv.
Providing landscaped ‘screens’ to outdoor living areas (e.g. swimming pools),
impervious fences and ancillary buildings (e.g. garden sheds).
v.
Retaining existing trees where possible (including dead specimens if they
represent potential native bird habitat).
vi.
Utilising native indigenous species of flora.
vii.
A minimum 10 metre wide landscaped buffer being established along the rear/
side boundary of those lots that adjoin the pedestrian/cyclist reserve situated
along the common boundary with DriveTrain Systems.
1.3.6

Open Space and Recreation Facilities

Objective
1.

To ensure that adequate levels of open space and recreation facilities are
provided in appropriate locations that will benefit both the neighbourhood and the
public in general.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Maintaining a landscaped open space buffer between the subject land and One
Tee Hill (to the West).
ii.
Dedicating the existing landscaped strip along the former Hume Highway
frontage as public open space.
iii.
Incorporating open space into the overall design of a development.
iv.
Utilising existing natural landscape features for open space (e.g. drainage lines,
vegetated areas).
v.
Maintaining open space areas visible to the public to a high standard in
recognition of the positioning of the land at the major Northern entrance to
Albury-Wodonga.
vi.
Dedicating a 50 metre wide strip of land along the common boundary with
DriveTrain Systems (as shown on the Outline Development Plan) as a
pedestrian/cyclist reserve.
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vii.

1.3.7

Dedicating a minimum 50 metre strip of land over the existing East-West aligned
pipeline servicing the Red Light Hill Reservoir as a wildlife corridor.
Drainage and Watercourses

Objectives
1.
2.

To ensure that no detrimental affects to the environment are caused by the
discharge of stormwater from individual lots and the land as a whole.
That watercourses and water quality are maintained at the standard experienced
prior to development of the land.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Development applications having regard to Council’s Soil and Water
Management Policy (including the need for a Soil and Water Management Plan).
ii.
Implementing the recommendations for drainage in the Ettamogah Environmental
Study.
iii.
Incorporating watercourses and drainage lines into the overall design of the
subdivision.
iv.
Encouraging on-site treatment of stormwater.
v.
Encouraging the integration of drainage and open space areas.
1.4

DEVELOPMENT IN THE B7 BUSINESS PARK ZONE
The B7 Business Park Zone applies to land located on the Northern outskirts of the City
and is identified within the Albury Land Use Strategy, 2007 as having an important
strategic role as a transport interchange and employment generator for the City. Like the
B6 Enterprise Corridor Zone, this site requires the creation of a well-designed and highly
attractive development as it is highly visible from a key road entry point to Albury.
1.4.1

Services and Infrastructure
Objective
1.

To provide the Zone with the full range of services and infrastructure
necessary to cater for the needs of the preferred type/s of land uses.

Controls
i.

Reticulated water and sewerage, underground power and
telecommunication facilities shall be provided by the applicant as part of
subdivision.
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ii.
iii.

1.4.2

Services shall be designed to accommodate the range of preferred land
uses and the full development of the Zone.
All wastes generated from the site shall be removed and disposed in
accordance with the requirements of the consent authority and if
necessary, the Environment Protection Authority (EPA).

Preferred Land Uses
Objective
1.

To attract ‘clean’ industries which have a low impact on the amenity of
the surrounding area.

Controls
i.
ii.
iii.
iv.

v.

vi.

1.4.3

Land use and development shall be consistent with the objectives of the
B7 Business Park Zone in the LEP.
Land use and development shall be consistent with the objectives of
any Outline Development Plan prepared for the zone.
Offensive and hazardous industries are prohibited by the LEP.
Retail land uses and development shall only be granted consent where
they are ancillary to the principal use of the site or principally servicing
other activities in the Zone.
In considering all other development , Council shall only grant consent if
it is satisfied that it will not impact negatively on other activities being
undertaken in the Zone, or that it will not prejudice the likelihood of
attracting other ‘clean’ industries to the Zone.
In considering all other development, Council shall only grant consent if
it is satisfied that it will not impact negatively on the amenity of
residents opposite or the Ettamogah Sanctuary (e.g. hours of operation,
noise, odour, appearance etc.).

Building Envelopes
Objective
1.

To ensure that buildings are sited to provide sufficient area for
landscaping, car parking and separation from adjoining land uses.

Controls
i.
ii.

Buildings shall not occupy more than 50% of the site area.
Buildings shall be located at least:
•
20 metres from a watercourse.
•
10 metres from the front boundary of the property.
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•
•
•
1.4.4

3 metres from side boundaries.
50 metres from the Ettamogah Sanctuary.
15 metres from the boundary with the railway reserve.

Building Design
Objective
1.

To present an image for the zone of ‘clean’ industry through buildings of
appropriate scale, construction materials, colours and energy efficiency.

Controls
i.

ii.
iii.
iv.

v.
vi.
vii.
viii.
ix.

x.
xi.

xii.
xiii.
xiv.

Development shall avoid the use of metal cladding (including colorbond)
for walls of buildings, unless utilised as an architectural element in the
design.
Development shall avoid ‘box-style’ industrial buildings.
Development shall take into account the siting and design of adjoining
buildings (if any).
Development shall avoid large expanses of uninterrupted walls in favour
of alternative building materials or treatment of the wall with
architectural features.
The front facades of buildings shall be designed in a manner that
provides interest to the streetscape.
Development shall use colours which complement or highlight the style
of the building.
The use of large areas of glass or other reflective material will only be
permitted where glare is not created as a result.
Buildings shall be designed and located so that no fencing is necessary
forward of the building façade.
Buildings should be oriented to make appropriate use of solar energy,
be sited and designed so that the energy efficiency of existing buildings
are not unreasonably reduced.
Developments should be designed so that solar access to North facing
windows are maximised.
Buildings should be articulated with appropriate vertical and horizontal
variations to ensure an appropriate year round variation of shade and
sunlight according to the heating/cooling needs and shadow patterns
across glazed surfaces during seasonal changes through the year.
Buildings should be constructed of materials and using designs which
improve thermal mass.
Buildings should provide for natural cross-ventilation.
Development shall have regard to the Hume Highway and its role as the
Northern entrance to Albury-Wodonga at this location.
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1.4.5

Landscaping Requirements
Objective
1.

To enhance the appearance of the zone and Northern entrance to
Albury-Wodonga along the Hume Highway and Great Southern
Railway.

Controls
i.
ii.

iii.
iv.
v.
vi.

vii.
viii.
ix.
x.
1.4.6

A minimum of 15% of any lot shall be dedicated to landscaping.
A minimum of 4 metres from the front boundary and 6 metres from the
rear boundary for the width of the property (excluding driveways), shall
be dedicated to landscaping.
A minimum of 2 metres along the sides of the lot shall be dedicated to
landscaping.
Landscaped ‘screens’ shall be provided to outdoor storage areas,
fences or undesirable visual aspects of the building (e.g. loading bays).
Shade to outdoor public and employee areas shall be provided.
The Hume Highway frontage shall be provided with designed
landscaping, having regard to its contribution to the visual amenity of
road users.
Landscape islands and bays shall be utilised in large car parking areas.
Landscaping shall be maintained and enhanced (where possible).
Existing trees shall be retained where possible (including dead
specimens if they represent potential native bird habitat).
Native indigenous species of flora shall be utilised.

Signage
Objective
1.

To effectively convey a message without intruding on the visual amenity
of the surrounding area or affecting the function of the Hume Highway.

Controls
i.
ii.
iii.
iv.

Developers shall be encouraged to achieve a high quality in design and
construction of signs.
The number of signs per building and site shall be minimised to avoid
clutter and visual confusion.
Signs shall be integrated into the design of buildings.
Signage shall generally be restricted to corporate and/or product
identification (i.e. restrict general advertising).
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v.
vi.
vii.
viii.
ix.
x.
xi.
xii.
xiii.

1.4.7

The content of signage shall be related to the activity being conducted
on the land where it is located.
Billboard type signage shall not be permitted.
Signage shall not be directed specifically towards the railway line.
Signage shall be for the purposes of site and/or building identification
rather than promotion.
Signage shall be in proportion to the scale of the building and the size of
the site (i.e. avoid the use of whole walls for signage etc.).
It is preferable that approval for signage be sought simultaneously with
the development and/or use of the land.
Applicants shall have consideration for the impact of signage on the
entrance to Albury-Wodonga.
Signage for multiple tenanted buildings shall be co-ordinated and
consolidated into one sign.
Applications shall be in accordance with Part 14 of this DCP, which
relates to Outdoor Advertising.

Access and Parking
Objective
1.

To ensure that development is designed to allow for the safe movement
of all vehicles in and around the site, and that the supply of car parking
spaces meets the demand generated by the use of the land.

Controls
i.
ii.

iii.
iv.
v.
vi.
vii.
viii.

Intersections with the Hume Highway shall be upgraded to a standard
necessary to accommodate traffic generated by the zone.
In the absence of a car parking demand analysis being submitted with
an application for development, car parking shall be provided in a
coordinated manner, for each component land use and in accordance
with the standards and rates outlined in Part 17 of this DCP, which
relates to Off Street Car Parking.
Future car parking should be concentrated into consolidated off-street
locations and accessed primarily from internal circulation streets.
Employee car parking shall be located behind the front building line.
Sufficient parking shall be provided for the number and turnover of
visitors generated by the activity on the site.
Car parking shall not be located within the building setback.
Visitor car parking shall be clearly sign posted and made available for
this purpose at all times.
All access, manoeuvring and parking areas shall be constructed of
concrete, asphalt or some other form of hardstand material approved by
Council.
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ix.
x.
xi.
xii.

1.4.8

Applicants shall ensure sufficient manoeuvring area on site so all
vehicles exit the site in a forward direction.
Entrances and exits shall be located and designed to provide sufficient
views of passing traffic.
Vehicle crossovers shall be designed and constructed in accordance
with Council’s standard for the type of land use.
Car parking areas shall be screened from public view as much as
possible.

Open Space
Objectives
1.

To maximise the area available for both formal and informal outdoor use
and provide a high level of amenity for the zone.

Controls
i.
ii.
iii.
iv.
v.
vi.
vii.

1.4.9

A landscaped open space buffer shall be maintained between the zone,
the Great Southern Railway and the Ettamogah Sanctuary.
Open space in the zone shall be linked with the Albury-Wodonga
Regional Parklands network.
Open space shall be incorporated into the overall design of each
development in the zone.
The remains of the old Ettamogah Winery shall be incorporated into the
open space network if not required for commercial development.
The existing natural landscape features shall be utilised in the zone.
Landscaped outdoor recreation areas shall be provided for employees
on each site.
Open space areas shall be maintained to a high standard to reinforce
an image of quality and professionalism for the zone.

Drainage and Watercourses
Objective
1.

To ensure that no detrimental affects to the environment are caused by
the discharge of stormwater from individual lots and the zone as a
whole, and the watercourses and water quality are maintained at the
standard experienced prior to development of the zone.
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Controls
i.

ii.
iii.
iv.
v.
vi.
vii.

Development applications shall have regard to Council’s Soil and Water
Management Policy (including the need for a Soil and Water
Management Plan).
Recommendations for drainage in the Ettamogah Environmental Study
shall be implemented.
Applicants shall be responsible for all stormwater generated on the site
and by the development.
Watercourses and drainage lines shall be incorporated into the overall
design of the development sites.
On-site storage and treatment of stormwater is encouraged.
No polluted drainage shall be discharged from the zone.
Integration of drainage and open space areas is encouraged for
development within the zone.
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Figure 1.1
ETTAMOGAH OUTLINE DEVELOPMENT PLAN
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APPENDIX F
HAMILTON VALLEY DESIGN GUIDELINES
1.1

INTRODUCTION
This Appendix of the DCP applies to land on the North-West outskirts of Albury within
the suburb of Hamilton Valley and as shown in the Lot Distribution and Framework Plan
in Figure 1.1 (this Plan provides an illustration of where lot types and Framework roads
will be distributed throughout Hamilton Valley).
This Appendix seeks to ensure that all new developments in Hamilton Valley are high
quality, distinctive, ecologically responsive and contribute to the character and liveability
of the Valley as a whole, as well as, supporting the individual neighbourhoods located
throughout. These neighbours will be further linked by a wide range of attractive open
spaces and street networks that will make walking and cycling safe, fun and convenient.
The guidelines in this Appendix will help ensure that all development in Hamilton Valley
is respectful to the environmental context of the area and contributes to a high quality
living environment. This plan consequently seeks to outline requirements for both
subdivision and housing design within Hamilton Valley as a whole.
The provisions as contained within this Appendix of the DCP are additional to those
requirements as contained within Part 8 Development in the Environmental Zones, Part
9 Development in the Rural Zones and Part 10 Development in the Residential Zones of
this DCP. However, in the event that the provisions of this part are inconsistent with
Parts 8, 9 or 10, then the site specific controls contained with this Appendix shall prevail
to the extent of the inconsistency.
It is important to 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.

1.2

SUBDIVISION
Objectives
1.
2.

3.

To ensure that the lots and roads are arranged so an overall plan can be followed
that makes best use of the Valleys proposed open spaces and frame views.
To provide a variety of lot sizes, which are designed having regard to the
opportunities and constraints presented by the land and to minimise impacts on
the environment.
To ensure that public open space of appropriate quality and quantity are provided
to contribute towards meeting the recreational and social needs of the community
in convenient locations incorporating natural and cultural features.
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4.

5.

To facilitate sustainable development that maximises convenient access to the
Neighbourhood Commercial Centre, Lavington, Albury and Wodonga town
centres and other important destinations.
To ensure streets are clearly identifiable which meet functional and amenity
requirements, integrate with proposed dwellings, and provide acceptable levels of
access, safety and convenience for all road users.

Controls
The objectives will be achieved through the following controls:
i.
Subdividing in accordance with the parameters expressed in the Lot Distribution
and Framework Plan (Figure 1.1).
ii.
Ensuring that subdivision applications are compliant with the minimum and
maximum lot size and area requirements available to be provided for each lot
type as contained within Table 1.1.
iii.
Ensuring applications for subdivision are supported by a statement identifying
how the proposed subdivision complies with the Lot Distribution and Framework
Plan.
iv.
Where applicable, any departures from the Lot Distribution and Framework Plan
have been identified and justified.
v.
Ensuring that any future subdivision design complies with the Framework Road
Network denoted by a thick grey line on the Lot Distribution and Framework map.
All roads being designed and constructed in accordance Clause 10.4.5 – Table
10.2 of this DCP as well as the AlburyCity Engineering Development Standards
applicable at the time of lodgement.
Table 1.1
Lot Type

Town Lots
Village Lots
Standard Lots A
Standard Lots B
Rural Edge Lots

Frontage (m2)

Depth (m2)

Area Range

Minimum

Maximum

Minimum

Maximum

10

15

10

17

100-255m2

8

10

25

35

200 – 350m2

10

18

30

50

300 – 900m2

18

23

30

50

540 – 1150m2

20

1000m2 – 100ha
minimum
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1.3

NEIGHBOURHOODS
Residential development within Hamilton Valley is to be accommodated within a number
of distinct neighbourhoods. These neighbourhoods each contain at least three of five
distinct lot types, being Town Lots, Village Lots, Standard Lots (A and B), and Rural
Edge Lots, with these defined and illustrated below. A distribution of these lot types is
also provided in Figure 1.1.
1.3.1

Town Lots

Unique to the Hamilton Valley B1 Neighbourhood Centre are Town Lots. Within this
area dwellings and commercial uses are interwoven in order to provide an attractive and
vibrant village centre. Town Lots are compact, single aspect apartment/flats that are two
storeys or three storeys in height built close to the front boundary and to both side
boundaries, with vehicular access provided via a rear service lane. These lots enable
people to live in the B1
Neighbourhood Centre and
occupy lots between 100255m2. This type of
neighbourhood is subject
to strict controls to ensure
development
can
be
designed to avoid potential
problems that can befall
such small lots.
Figure 1.3.1 - Town Lots
1.3.2

Village Lots

The Village Lots are medium density townhouse lots, with a Zero Lot Line, meaning they
are built to the boundary on at least one side. These lots front the neighbourhood
greens and are of a higher density than the other lots. This clusters houses around the
recreational areas and focuses on the neighbourhood ensuring that more people have
easy and close access to these facilities, as well as, maximising passive surveillance.
Houses on Village Lots are two storeys in height, with the possibility of a third floor in the
roof-space, built close to
the front boundary. They
have garages at the rear,
accessed by a service lane.
These usually occupy lots
between 200-350m2 and
are subject to careful
controls to ensure they can
be designed to avoid
potential problems that can
befall such small lots.
Figure 1.3.2 – Village Lots
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1.3.3

Standard Lots

The Standard Lots are divided into two categories, A and B. All standard lots are of a
lower density than the Village Lots, are set back further from the front boundary and
need not be built to any side boundary. Both categories have houses that are one or two
storeys in height. Standard Lots A have garages at the rear, and are accessed by a
service lane. They usually occupy lots between 300-900m2. Standard Lots B have
garages at the front of
the lot and are accessed
from the front road. They
usually
occupy
lots
between 540-1,150m2.
Standard lots are subject
to design guidelines that
ensure they fit into their
setting.

Figure 1.3.3 – Standard Lots
1.3.4

Rural Edge Lots

The Rural Edge Lots are located at the outer edge of Hamilton Valley and are of a lower
density than the other kinds of lots. Rural Edge Lots have houses that are one storey in
height but may have an additional storey accommodated within the roof space. These
lots have generous front setbacks as garages are accessed from the road at the front of
the property. They usually occupy lots of at least 4000m2 and are subject to specific
guidelines to ensure
they
provide
an
appropriate edge to
Hamilton Valley. Rural
Edge Lots affected by
the
Albury
Local
Environmental
Plan
2010 have a minimum
lot size of 4000m2 (North
East) and a minimum lot
size of 1ha (West),
where in proximity to the
Albury Landfill.
Figure 1.3.4 – Rural Edge Lots
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1.4

RESIDENTIAL DEVELOPMENT
Hamilton Valley is to become one of Albury’s premier Residential Estates allowing
residents to enjoy outer rural living while also providing ‘shop top’ developments within
close proximity to the B1 Neighbourhood Centre. Allotment sizes will vary from a
minimum of 100m2 up to 100 hectares respectively, allowing for a diverse range and
style of developments.
General Objectives
1.

2.

1.4.1

To ensure that any residential development within Hamilton Valley is consistent
with that of the zone objectives, surrounding land uses and specified controls as
stipulated within this Appendix.
To encourage more sustainable residential house designs ensuring that houses
can be occupied comfortably in all seasons.
Building Siting

Objectives
1.

2.

3.

4.

To ensure that buildings are located in an advantageous position to take account
of site features, constraints and hazards, as well as, ensuring an adequate
separation from adjoining dwellings and other land uses.
To ensure the location of proposed dwellings and ancillary buildings are designed
to take account of projected user requirements for privacy, sunlight and safety by
having regard to existing terrain, climatic conditions and hazardous locations.
When deciding where to locate a dwelling the location should respond to the
landscape of the site rather than making the landscape respond to the design.
On steeper ground, dwellings that respond to the topography in their design will
fit much better into the landscape and will be favoured over other alternatives.
Methods that use extensive ‘cut and fill’ that damage the natural environment by
interrupting drainage and affecting the stability of the land will be discouraged in
favour of other approaches. Alternative methods to this approach can occur
through stepped levels or the use of minimal ‘cut and fill’.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
No building being erected on land where the slope exceeds 20%.
ii.
Whether dwellings have been orientated to maximise solar access.
iii.
No buildings being permitted above the 240 metre AHD contour.
iv.
Building siting having regard to bushfire protection methods.
v.
Whether multi-storey or multi-level buildings have been designed to accord with
the sites slope (e.g. levels to be staggered up the slope).
vi.
Ensuring that the ground floor level of a building is no more than 1.0 metre above
natural ground level and that site cuts not exceed 1.0 metre in depth.
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vii.

viii.
ix.

1.4.2

The distance between the floor level and the underside of the eaves being no
more than 2.7 metres for a single storey house and no more than 5.0 metres for a
two storey house.
The siting of a new dwelling and/or ancillary building taking into account the siting
and design of any buildings on adjoining land.
Whether all ancillary buildings have been located behind the front building line of
the dwelling.
Setbacks

Objectives
1.

Setbacks are used to minimise the effects of a development on the surrounding
environment, allowing dwellings to provide spatial separation from each other,
whilst minimising the effects of overlooking, overshadowing and a loss of privacy
for adjoining neighbours or other land users.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Whether the setbacks comply with Tables 1.2 add 1.3.
Table 1.2 – Setbacks for Non-Corner Sites
Neighbourhood

Setback Requirement

Town Lots

Shall be setback 0 to 3 metres from the front boundary
Must be built to the side boundary unless the lot is located
on a corner

Village Lots

Must be set back between 2 to 5 metres from the front
boundary and vary between adjacent lots by at least 0.3m
in setback or height
Must be built to the side boundary unless the lot is located
on a corner

Standard Lots

Must be set back between 4 to 6 metres from the front
boundary
Shall be setback 0.9m from the side boundary for Standard
A Lots and shall be setback 2.5m from the side boundary
for Standard B Lots
If located on a corner must accord with the requirements of
Table 1.3
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Rural Edge Lots

Must be set back between 6 to 10 metres from the front
boundary for lots of 1,000 to 4,000m2, and 10 to 15 metres
from the front boundary for lots larger than 4,000m2
Must be located 5m from the side boundary for lots between
1,000 to 4, 000m2 and 20m from the side boundary for lots
larger than 4,000m2
If located on a corner must accord with the requirements of
Table 1.3

Table 1.3 – Setbacks for Corner Sites
Neighbourhood

Setback Requirement

Town Lots

Side setbacks must be between 0 and 2 metres from the
secondary boundary

Village Lots

Side setbacks must be a minimum of 2 metres from the
secondary boundary and have a habitable room (i.e. living
room) facing the secondary street

Standard Lots

Side setbacks must be a minimum of 2 metres from the
secondary boundary and have a habitable room (i.e. living
room) facing the secondary street

Rural Edge Lots

Side setbacks must be at least 3 metres for lots of 1,000 to
4,000m2, or at least 5 metres for lots larger than 4,000m2

Exceptions to Setback Requirements
The following items are permissible within the minimum setback:
1.
Verandahs, porches, balconies and pergolas less than 3.6 metres in height may
encroach up to 2.5 metres into the front setback, but are to be at least one metre
from the front boundary.
2.
Sunblinds or other shading devices, bay windows, eaves, fascias, gutters,
masonry chimneys and the like may encroach into the front setback.
1.4.3

Building Design

Objectives
1.
2.

To ensure dwellings and ancillary buildings are constructed of materials and
colours that blend with the surrounding environment and are energy efficient.
The most important part of the design is the front of the home as it provides a
vital edge between private residences and the wider community. Appropriate
building designs can ensure both the house and adjoining street are safer and
more attractive places to be.
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Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
The front of every house must incorporate an outdoor sheltered sitting space in
the form of a verandah, balcony, awning or the like of at least 2 metres in depth
at ground or upper floor level within the setback.
ii.
Ensuring the front door of at least one habitable room window must directly face
the street, on the ground floor or first floor level.
iii.
Lots adjoining parks and other open space areas must address these spaces
with habitable room windows.
iv.
Whether the front wall of the building has been articulated to break up its mass,
through variations in the building line and/or projecting details (such as
verandahs or balconies, bay windows, porches or pergola’s).
v.
External building services, equipment and other ancillary structures such as
plumbing, gas bottle storage areas, air conditioning units and satellite dishes not
being visible from the street or any adjoining parkland or open space areas.
vi.
Avoiding the use of reflective material such as zincalume or glass, or colours
such as white, for building exteriors.
vii.
Utilising building materials and orientating buildings to maximise energy efficiency
1.4.4

Building Heights

Objective
1.

The height of a dwelling will influence its impact on the surrounds, with higher
buildings more appropriate in the core of neighbourhood centres and lower
heights more appropriate towards the edges of Hamilton Valley. The purpose of
this is to create distinct centres and edges for neighbourhoods.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Whether the building heights comply with Table 1.4
Table 1.4 – Building Heights
Neighbourhood

Height Requirement

Town Lots

Must be two or three storeys in height to a maximum of 10
metres

Village Lots

Must be two or three storeys in height to a maximum of 10
metres

Standard Lots

Must be one or two storeys in height to a maximum of 10
metres from ground level (existing)
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Rural Edge Lots

1.4.5

Must be one storey in height to the eaves, to a maximum of
4 metres from ground level (existing), but may have an
upper floor accommodated within the roof space

Roofing Materials

Objectives
1.

To ensure dwellings conform to the desired neighbourhood character of the
locality and promote a contemporary and attractive streetscape appearance.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
The use of more than one roof material and/or colour is prohibited.
ii.
Roofing materials must be non-reflective and finished in muted earthy tones.
iii.
At least one roof plane should be orientated North-Northwest to facilitate active
solar design (unless the roof is flat).
1.4.6

Driveways and Crossovers

Objective
1.

Driveways and crossovers should be made visually less prominent than other
features of the dwelling. The fewer and narrower the driveways and crossovers
the less intrusion there will be on landscaped areas and the more legible and
visually uncluttered the space will be.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Whether driveways and crossovers are compliant with Table 1.5.
Table 1.5 – Driveways and Crossovers
Neighbourhood
Town Lots (where
serviced from the rear)

Driveway and Crossover Requirement
No crossovers are permitted to the front

Village Lots

No crossovers are permitted to the front

Standard Lots A

No crossovers are permitted to the front

(rear access)
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Other Standard Lots

One crossover with a minimum setback of 600mm from the
side boundary is permitted. Landscape planting between this
side setback and the driveway/crossover is mandatory.
The driveway is to be a maximum of 3 metres wide at the
boundary/ crossover and no wider than the width of the
garage door within the front setback.

Rural Edge Lots

One crossover with a minimum setback of 600mm from the
side boundary is permitted. Landscape planting between this
side setback and the driveway/crossover is mandatory.
The driveway is to be a maximum of 3 metres wide at the
boundary/crossover
Plain concrete driveways are prohibited. The use of coloured
concrete or brick-edged bitumen/asphalt is preferred, while
small pavers are discouraged

Exceptions to the Driveways and Crossovers Requirements
The following items are permissible within the minimum setback:
1.
A second crossover and driveway will only be permitted on lots wider than 20
metres and providing that neither crossover exceeds 3 metres in width.
1.4.7

Garages and Carports

Objectives
1.
2.

To ensure garages, carports and other vehicle accommodation structures do not
dominate the streetscape.
To ensure compliance with the requirements of Clause 10.5.4 – Dwelling Houses
– Car Parking of Part 10 of this DCP.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
The garage or carport must have the same external wall, roof materials and
colour scheme as the house
ii.
Garages and other vehicle structures are to be designed to integrate with the
overall house design and not dominate the streetscape
iii.
Whether garages and carports are compliant with Table 1.6.
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Table 1.6 – Garages and Carports
Neighbourhood

Garages and Carports Requirement

Town Lots

Be accessed from the rear lane and not occupy more than
50% of the frontage
Be not more than 4 metres wide

Village Lots and
Standard Lots A

Be accessed from the rear lane and not visible from the
street.
Must not exceed 5.5 metres in single or combined width
Commercial vehicles (including utility trucks and vans)
should be accommodated within a garage and not visible
from the street or an adjoining park. Caravans, boats etc
should be accommodated on the lot rather than the street.

Standard B Lots and
Rural Edge Lots

Be setback at least 0.5 metres behind the forward-most wall
of the dwelling (being the structural wall)
Where the garage or carport provides the only access
between the road and the rear garden or backyard without
passing through the house, they must incorporate a door at
the rear garden or backyard end that is at least two metres
wide to facilitate adequate storage of additional cars, boats
etc behind the house.
Commercial vehicles (including utility trucks and vans)
should be accommodated within a garage and not be visible
from the street or an adjoining park. Caravans, boats etc
should be accommodated on the lot rather than the street.

1.4.8

Fences

Objectives
1.
2.

To create an attractive streetscape throughout the neighbourhoods.
To ensure that adequate overlooking of the street and parks occurs allowing the
spaces to feel safer through passive surveillance.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Whether Fences are compliant with Table 1.7.
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Table 1.7 – Fences
Neighbourhood

Fencing Requirement

Town Lots

Town Lots do not require a fence.
Where a fence is constructed it shall meet the requirements
of Village Lots.

Village Lots

Front fences must not be more than 1.6 metres in height
and are to be constructed of masonry brick/base and piers
with metal rails or timber infill.

Standard Lots and Rural
Edge Lots

Front fences are not required but if proposed, must be no
more than 1.2 metres in height and be visually permeable

Side Fences

Shall not exceed 1.2 metres in height in front of the forwardmost wall of the dwelling (building line)
Shall not exceed 1.8 metres in height behind the forwardmost wall of the dwelling. (building line)

Corner Lots

Shall not be greater than 1.8 metres in height behind the
forward-most wall of the dwelling (building line)
Fencing must continue to the front of the house on the
secondary (side) frontage.
The regulations regarding materials and construction must
be followed as per the front fence for the appropriate lot
type.

1.4.9

Landscaping

Objectives
1.
2.
3.
4.

To create an attractive and, environmentally sensitive streetscape.
To minimise the use of/and need for fresh water.
To minimise the demand placed on the stormwater drainage system.
To ensure that plant species are selected which minimise the need for watering.

Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Whether landscaping and vegetation are compliant with Table 1.8.
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Table 1.8 – Landscaping
Neighbourhood

Landscaping Requirement

Town Lots

The front yard is to contain planting that makes access from
the footpath to the windows of the adjacent property difficult,
for safety and security purposes.

Village Lots

The front yard must contain a plant that will mature to a
height above 2 metres, which maintains adequate passive
surveillance of the street

Standard Lots

The front yard must contain at least one tree which has a
spread of greater than 4 metres and will mature to a height
greater than the roofline of the home.
All trees shall be planted to ensure that the expected
canopy, when mature does not hang over the house.
At least 50% of the front yard must be a vegetated,
permeable surface. i.e. garden beds, mulch and/or grass,
lawn etc

Rural Edge Lots

The front yard must contain at least two trees, each of which
have a spread greater than 5 metres and will mature to a
height above that of the home.
At least 75% of the front yard must be a vegetated surface,
i.e. garden beds, mulch and/or grass, lawn etc.

Notation
Please refer to the Garden Guide for Albury Wodonga (copies available at AlburyCity
Customer Service Counter, 553 Kiewa Street Albury) for some ideas about how to use
indigenous plants or additionally see Appendix D – Recommended Tree Species of this
DCP for plant listings.
1.4.10 Open Space
Objectives
1.

2.

Private open space is to be provided for each dwelling located within Hamilton
Valley allowing sufficient outdoor private open spaces for the reasonable
recreational, service and storage needs of residents.
Private open space is to be provided utilising existing natural landscape features
(e.g. drainage lines, vegetated areas), whilst being orientated to the North
allowing greater solar access and amenity levels for dwellings.
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Controls
In assessing a development proposal, Council will consider whether the Objectives have
been achieved by:
i.
Orientating open space areas to the North, whilst providing usable and
accessible spaces.
ii.
Complying with the provisions within Clauses 1.2 – Subdivision and 1.4 Residential Development of this Appendix in regards to the requirements for
open space areas.
iii.
Complying with the provisions as required in Section 10.4.3 of Part 10 of this
DCP.
1.5

HAMILTON VALLEY B1 NEIGHBOURHOOD CENTRE
Development within the Hamilton Valley B1 Neighbourhood Centre Zone shall be in
accordance with the requirements contained within Part 11 of this DCP, which relates to
Development in the Commercial Zones. The following is a graphic representation of how
this Centre may develop.
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Figure 1.1
LOT DISTRIBUTION AND FRAMEWORK PLAN
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APPENDIX G
KREMUR STREET DEVELOPMENT PLAN
1.1

INTRODUCTION
This Appendix of the DCP applies to the Kremur Street Aged Care Accommodation
Site and Surrounds as contained within Figure 1.1.

1.2

DEVELOPMENT
Development of the Kremur Street Aged Care Accommodation Site and Surrounds
must be undertaken in accordance with the following controls:
Controls
General
i.

Lot 2001, DP 702800 shall be developed for no purpose other than aged care
accommodation.

Site Coverage
ii.

The building site coverage must not exceed 50% of the total area of Lot 2001,
DP 702800.

Building Height
iii.

The height of buildings must be limited to two storeys on lower areas of Lot
2001, DP 702800 and one storey on rising ground as shown on the Kremur
Street Development Plan (see Figure 1.1).

Landscape Buffers
iv.

A minimum 3 metre wide landscaped buffer shall be established around the
perimeter of Lot 2001, DP 702800 as shown on the Kremur Street
Development Plan (see Figure 1.1)

v.

The landscape buffer shall be shown and detailed on any plans for the
development of the site.

Flooding
vi.

Prior to the lodgement of a Development Application, a flood level shall be
established for Lot 2001, DP 702800 and shown on any plans for the
development of the site.

vii.

If any part of the land is subject to flooding, no habitable building shall be
constructed below this level.

Archaeology
viii.

Prior to the lodgement of a Development Application, a qualified archaeologist
shall conduct an Aboriginal cultural survey of Lot 2001, DP 702800 in
consultation with the Local Aboriginal Land Council.
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ix.

Should the archaeological survey detect archaeological sites, a Heritage
Management Plan shall be prepared in accordance with the National Parks
and Wildlife Service Guidelines. If Aboriginal relics are uncovered during the
preparation of the site for development, work shall cease and the National
Parks & Wildlife Service Southern Aboriginal Heritage Unit be notified.

x.

The results of the archaeological survey shall be submitted with the
development application for the development of the site.

Pedestrian Access
xi.

Suitable pedestrian access must be constructed at the developer’s expense
between Bonnie Doon Park and the Kremur Street Reserve (across
Pemberton Street), Park Lane and the Kremur Street Reserve and between
O’Brien Court and the Kremur Street Reserve (as shown on the Kremur Street
Development Plan (see Figure 1.1)

xii.

Such pedestrian access must incorporate the following design principles:

xiii.



A minimum landscaped width of 3 metres incorporating other more
generous and innovative planted spaces allocated from areas
excluded from the building envelope.



Linear designs should be minimised wherever possible by soft
landscaping, variation in allocated areas, and movement away from
fence lines.



Serious consideration of safety factors such as visibility, fence and
building design, and existing landscape.

Plans for such access shall be prepared in consultation with Council and
submitted with the development application for the development of Lot 2001,
DP 702800.

Open Space
xiv.

The vacant land in the Kremur Street Reserve shall be improved at the
developer’s expense to include a children’s playground, off leash area for
dogs and extensive landscaping.

xv.

The children’s playground shall incorporate a child safe perimeter fence.

xvi.

Plans for such improvements shall be prepared in consultation with Council
and submitted with the development application for the development of Lot
2001, DP 702800.

xvii.

The improvements shall be undertaken prior to the occupation of any building
on Lot 2001, DP 702800.
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Figure 1.1
KREMUR STREET DEVELOPMENT PLAN
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APPENDIX H
EXTRACT FROM THE ENVIRONMENTAL AND HEALTH PROTECTION GUIDELINES
ON-SITE SEWAGE MANAGEMENT FOR SINGLE HOUSEHOLDS
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APPENDIX I
RECOMMENDED TREE SPECIES
1.1

INTRODUCTION
The following provides a list of recommended plant species that are appropriate for
the Albury area and can be used at the time of landscape planting. This list has been
based on proven performance and non-invasive species for the local area. This list is
divided into small trees/shrubs (less than 10 metres in height), medium trees (10-20
metres in height) and large trees (greater than 20 metres in height).
For further information regarding the allergenic levels of plants, please refer to the
Australasian Society of Clinical Immunology and Allergy (ASCIA) web site
www.allergy.org.au

1.2

SMALL TREES (LESS THAN 10 METRES IN HEIGHT)

Table 1.2 – Small Trees
Botanical Names

Common Name

Deciduous/Evergreen

Acacia pendula

Weeping Myall

E

Acacia pycnantha

Golden Wattle

E

Acacia verniciflua

Varnish Wattle

E

Agonis flexuosa

Willow Myrtle

E

Angophora cordifolia

Dwarf Apple Myrtle

E

Arbutus andrachne

Asian Strawberry Tree

E

Arbutus unedo

Strawberry Tree

E

Backhousia citriodora

Lemon Scented Myrtle

E

Banksia ericifolia

Heath Banksia

E

Banksia marginate

Silver Banksia

E

Buddliea davidii

Butterfly Bush

E

Callistemon “Harkness Hybrid”

Weeping Bottlebrush

E

Callistemon “Kings Park
Special”

Weeping Bottlebrush

E

Callistemon viminalis

Weeping Bottlebrush

E

Callistemon viminalis “Hannah
Ray”

Weeping Bottlebrush

E

Eucalyptus caesia “Silver
Princess”

Gungurru

E
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Botanical Names

Common Name

Deciduous/Evergreen

Eucalyptus eximia “Nana”

Dwarf Yellow Bloodwood

E

Eucalyptus lehmannii

Bushy Yate

E

Eucalyptus platypus

Round Leaved Moort

E

Eucalyptus spathulata

Swamp Mallett

E

Lagerstroemia indica

Crepe Myrtle

D

Leptospermum “Copper Glow”

Copper Glow

E

Leptospermum petersonii

Lemon Scented Tea Tree

E

Melaleuca armillaris

Bracelet Honey Myrtle

E

Melaleuca bracteata

White Cloud Tree

E

Melaleuca decussaia

Cross Leaf Honey Myrtle

E

Magnolia liliflora

Lily Magnolia

D

Melaleuca linarifolia

Snow in Summer

E

Michelia figo

Port Wine Magnolia

E

Osmanthus heterophyllus

Osmanthus

E

Osmanthis fragrans

Fragent Olive

E

Omolanthus populifolius

Bleeding Heart Tree

E

Parrotia persica

Persian Witch Hazel

D

Pistacia chinensis

Chinese Pistachio

D

Pittosporum rhombifolium

Queensland Pittosporum

E

Picea glauca c.v. “Abertiana
Conica”

Dwarf Spruce

E

Syringa persica

Persian Lilac

D

Syringa vulgaris

Common Lilac

D

Tibouchina semidecandra

Lasiandra

E

Tristaniopsis laurina

Water Gum

E

Viburnum X burkwoodii

Burkwood

E

Viburnum opulus “Sterile”

Snowball Tree

E
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1.3

MEDIUM TREES (10-20 METRES IN HEIGHT)

Table 1.3 – Medium Trees
Botanical Names

Common Name

Deciduous/Evergreen

Acacia deanii

Deane’s Wattle

E

Acacia decurrens

Green Wattle

E

Acacia elata

Cedar Wattle

E

Acacia implexa

Hickory

E

Acacia obliguinervia

Mountain Hickory Wattle

E

Acacia salicina

Native Willow

E

Allocasuarina torulosa

Rose She Oak

E

Alnus cordata

Italian Alder

D

Callistris endilicheri

Black Cypress Pine

E

Callitris glauca

Cypress Pine

E

Callitiris rhomboidea

Oyster Bay Pine

E

Cupressus macrocarpa
“Brunoniana”
Cupressus sempervirens

Goldern Cypress

E

Pencil Pine

E

Cupressus sempervirens
“Swanes Golden”
Eucalyptus calophylla “Rosea”

Swanes Golden Cyprus

E

Pink Flowering Marri

E

Eucalyptus eximia

Yellow Bloodwood

E

Eucalyptus ficifolia

Red Flowering Gum

E

Eucalyptus haemastoma

Scribbly Gum

E

Eucalyptus leucoxylon “Rosea”

Red Flowering Yellow Gum

E

Eucalyptus mannifera ssp.
maculosa
Eucalyptus pauciflora

Brittle Gum

E

Snow Gum

E

Eucalyptus polyanthemos

Red Box

E

Fraxinus ornus

Flowering Ash

D

Fraxinus velutina

Velvet Ash

D

Hymenosporum flavum

Native Frangipani

E

Jacaranda mimosaefolia

Jacaranda

D
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Botanical Names

Common Name

Deciduous/Evergreen

Lagunaria patersonii

Norfolk Island Hibiscus

E

Lophostemon confertus

Queensland Bush Box

E

Malus spp. (low fruiting form)

Crabapple

D

Michelia doltsopa

Michelia

E

Nyssa sylvatica

Tupelo

D

Pyrus spp

Ornamental Pear

D

Quercus ilex

Holm Oak

E

Sapium sabiferum

Chinese Tallowood

D

Stenocarpus sinatus

Firewheel Tree

E

Zelkova serrata

Keyaki

D
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1.4

LARGE TREES (GREATER THAN 20 METRES IN HEIGHT)

Table 1.4 – Large Trees
Botanical Names

Common Name

Deciduous/Evergreen

Acmena smithii

Lillypilly

E

Angophora costata

Apple Gum

E

Angophora floribunda

Rough Bark Apple

E

Brachychiton species

E

Cedrus deodora

Indian Cedar

E

Cedrus libani

Cedar of Lebanon

E

Eucalyptus albens

White Box

E

Eucalyptus blakelyi

Blakely’s Red Gum

E

Eucalyptus camaldulensis
(site specific)

River Red Gum

E

Eucalyptus citriodora

Lemon Scented Gum

E

Eucalyptus maculata

Spotted Gum

E

Eucalyptus macroryncha

Red Stringybark

E

Eucalyptus melliodora

Yellow Box

E

Eucalyptus robusta

Swamp Mahogany

E

Eucalyptus scoparia

Wallangara White Gum

E

Ficus macrophylla
(site specific)
Flindersia australis

Morton Bay Fig

E

Crown Ash

D

Fraxinus americana

American Ash

D

Ginkgo biloba

Maidenhair Tree

D

Gleditisia triacanthos “Ruby
Lace”
Gleditisia triacanthos
“Sunburst”

Thornless Scarlet Honey
Locust
Thornless Golden Honey
Locust

D

Grevillea robusta

Silky Oak

E

Liquidamber styraciflua

Liquidamber

D

Liriodendron tulipifera

Tulip Tree

D

Liriodendron tulipifera “Aureomarginatum”

Yellow Varigated Tulip

D

D
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Botanical Names

Common Name

Deciduous/Evergreen

Magnolia grandiflora

Bull Bay Magnolia

E

Metasequoia glyptostroboides
(site specific)

Dawn Redwood

D

Metrosideros excelsa

Pohutakawa

E

Picea abies

Norway Spruce

E

Picea glauca

White Spruce

E

Platanus digitata

Cut Leaf Plane

D

Quervus palustris

Pin Oak

D

Quercus robur

English Oak

D

Quercus rubra

Red Oak

D

Sequoia sempervirens
(site specific)

Californian Redwood

E

Ulmus glabra

Scotch Elm

D

Ulmus parvifolia

Chinese Elm

D

Ulmus procera

English Elm

D

Ulmus procera “Variegata”

Variegated Elm

D

Washingtonia filifera

American Cotton Palm

E

Washingtonia robusta

Skyduster Palm

E
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APPENDIX J
POLICY – CONTAMINATED AND POTENTIALLY CONTAMINATED LAND
1.1

INTRODUCTION
The Council’s policy for the management of contaminated land was initially put on
public exhibition as a draft in October 1998. The Policy has now been included within
this DCP as part of the Council’s comprehensive approach to its city planning
documentation and as recommended by State Government guidelines.

1.2

KEY PRINCIPLES
This Policy is based upon the following three key principles:
i.

ii.

iii.

1.3

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.
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.
If the contamination status of the land is known or becomes known to the
Council and, in the Councils’ 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 under Section 60 of the
Contaminated Land Management Act 1997 or otherwise report the matter to
the EPA.

CONTAMINATED 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, and complying
development certificates (and some forms of exempt development –
see State Environmental Planning Policy (Exempt and Complying
Development Codes) 2008 and Schedule 2 of the LEP) 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.
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•

•

1.4

The Council may 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 consent – requiring remediation of the site
prior to the development proposal proceeding.

SITE AUDITS
The Policy requires that all remediation work is to be validated and the
validation notified to the Council pursuant to State Environmental Planning
Policy No. 55 – Remediation of Land and its related Guidelines. The validation
is to state that the site is suitable for a particular land use (if known prior to
remediation), or if not known, state that the land is suitable for land uses
typically permissible within that particular land use zone.

1.5

DISCLOSURE OF INFORMATION
•

•

The Council will accept written requests for information relating to the
use of land, for which a fee will be charged. Please contact AlburyCity
staff in regards to fees charged.
The Council does not presently have a comprehensive register of
contaminated land. For this reason, the Council has adopted a
cautionary approach for information provided on Section 149
Certificates. The general notation upon Certificates reads:

Note: The following matters are prescribed by section 59(2) of the
Contaminated Land Management Act 1997 as additional matters to be
specified in a planning certificate.
(a)

(b)

(c)

(d)

that the land to which the certificate relates is significantly contaminated
land within the meaning of that Act – if the land (or part of the land) is
significantly contaminated land at the date when the certificate is
issued.
that the land to which the certificate relates is subject to a management
order within the meaning of that Act – if it is subject to such an order at
the date when the certificate is issued.
that the land to which the certificate relates is the subject of an
approved voluntary management proposal within the meaning of that
Act – if it is the subject of such an approved proposal at the date when
the certificate is issued.
that the land to which the certificate relates is subject to an ongoing
maintenance order within the meaning of that Act – if it is subject to
such an order at the date when the certificate is issued.
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(e)

that the land to which the certificate relates is the subject of a site audit
statement within the meaning of that Act – if a copy of such a statement
has been provided at any time to the local authority issuing the
certificate.

Contaminated Land
The Council has adopted by resolution a policy on contaminated land which
may restrict the development of the land. This policy is implemented when
zoning or land use changes are proposed on lands which have previously
been used for certain purposes. Consideration of Council’s adopted policy and
the application of provisions under relevant State legislation is warranted.
Notation
It is advised that this notation may be subject to change and that the Council
may make additional notations upon Section 149 Certificates where specific
information is obtained in relation to the use of land.

Page 3

Albury Industrial Hub Master Plan
Pr epar ed fo r Albury Ci t y Co un ci l
pr oj ec t n o. 0 9503178 . 0 0
1 J uLY 2010

Project:

Albury Industrial Hub Master Plan

Report Title:

Albury Industrial Hub Master Plan

Client Reference:

-

Revision / Version:

Revision D

Author(s):

Damien Pericles, Yurie Tyblewych, Natasha Ridler

Approved by:

James Rosenwax

Date:

1 July 2010

File Location:

P:\0950 PROJECTS\09503178.00 Nexus Albury DP\4 DOCS &
REFS\4 Reports & Docs\Indesign

Distribution:

Electronic Copies to:
Tracey Squire, Albury City Council

Revision

Date

Approved

Details of Revision

Revision A

12 January 2010

James Rosenwax

100% Final

Revision B

18 February 2010

James Rosenwax

100% Final

Revision C

29 June 2010

James Rosenwax

100% Final

Revision D

01 July 2010

James Rosenwax

100% Final

This document has been prepared solely for the benefit of Albury City Council and is issued in
confidence for the purposes only for which it is supplied. Unauthorised use of this document in
any form whatsoever is prohibited. No liability is accepted by AECOM or any employee, contractor,
or sub-consultant of this company with respect to its use by any other person. This disclaimer
shall apply notwithstanding that the document may be made available to other persons for an
application for permission or approval to fulfil a legal obligation.

Contents
	ILLUSTRATIVE MASTER PLAN		

5

Design Process						

6

Master Plan Framework					

9

Transport Requirements					

13

Infrastructure Requirements					

13

Water Requirements 					

14

	DESIGN PRINCIPLES				

17

Site Planning						

18

Access, Movement & Car Parking				

18

Building Configuration					

19

Landscaping						

20

Environmental Management 				

20

Illustrative Master Plan

I llus t r at i v e M a s t er Pl an

6

ILLUSTRATIVE MASTER PLAN
Design Process
The following series of vignettes capture three sets of process
sketches produced during the evolution of the master plan:
 Step 1 - analysis of site structure, circulation, zoning,
landform and development potential.

Site Structure and Dimensions

Movement

Zoning / Landuse Analysis

Landform Composition

Development Potential 1

Development Potential 2

 Step 2 - development of a series of 3 scenarios.
 Step 3 - development of a series of strategic plans and
individual steps (or actions) set against a time frame.
The preliminary sketches are shown only for the purposes
of understanding this process behind development of the
master plan. See Appendix E for further detail of the sketches,
analysis, scenarios and strategic staging.
S t ep 1. Si t e Analysis
In order to establish development potential of the land,
critical site elements/features have been assessed as
constraints to development.
The development potential drawings then indicate in sketch
form the extent of developable land available for this study.
It became clear through the site analysis process that
additional land was both required and available to contribute
towards the long term vision of a large industrial hub suitable
for big industry.
This land was mostly available to the west where the
natural amphitheater shaped topography still provided
visual seclusion to the employment zoned land. Later in the
process additional land was also identified on the eastern
side of Hume Highway. Both of these lands are now mapped
in the final master plan as Extended Study Areas.

S t ep 1. Si t e Analysis

S t ep 2 . D e v elo pm en t Scenar i os
The development scenarios were the first exploration at
establishing options for structuring future development.
Scenario A - Maintain Existing Framework: was based around
working with existing road infrastructure.
Scenario B - New Major infrastructure: explored how a new
Hume Highway Interchange could be incorporated.
Scenarion C - Peripheral Expansion: Looked at how additional
land to the south west and east could be incorporated
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A number of concepts have been both retained and
excluded from the final proposed master plan.

Scenario A - Maintain Existing Framework

Scenario B - New Major Infrastructure

Scenario C - Southern Extention
S t ep 2 . D e v elo pm en t Scenar i os

albury industrial hub

MASTER PLAN
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S t ep 3. S t r at eg i c Ac t i o ns
As a development from the three Scenario sketches it was
clear a series of steps or stages could be identified and
ordered into a time line for development.
Hence the four Staging sketches opposite initially explore
what is deemed achievable and realistic by the year 2015. The
steps relate to; authority approvals, infrastructure delivery, lot
development and key facility establishment or upgrades.

Stage 1 - 2010 - 2015

Stage 2 - 2015 - 2020

Stage 3 - 2020 - 2030

Stage 4 - Post 2030

S t ep 3. S t r at eg i c Ac t i o ns
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Gu i d i n g Pr i n ci ple s
The master plan framework is the result of a reiterative design
methodology and process, based on detailed site analysis
and identification of opportunities and constraints, and
exploration of a variety of potential development scenarios
and strategies.
The framework is ultimately a long term vision, with the
objective of raising the profile of the study area, and
exploring the maximum opportunity for the site.
The framework defines the key elements or ‘building blocks”
for the vision and concept for the development of the Albury
Industrial Hub site.
The key elements of the master plan framework are:
 The sites preeminent and strategically significant
location within the Albury-Wodonga region, and Sydney/
Melbourne/Adelaide triangle.
 The sites location within the broader employment zone.
 Proximity to existing and potential road and rail
infrastructure, providing the site with exceptional and
outstanding accessibility and exposure.
 The creation of a layered, yet fully integrated land
use composition, which provides economic viability
and “flexible” development implementation for large
scale industrial uses, and encourages utilisation of the
Intermodal Terminal.
 Commitment to attract new, high profile tenants that
will be compatible with, and complement existing large
scale operations within the site.
 An integrated mobility hierarchy and movement
network within the site.
 The retention and enhancement of important remnant
environmental and landscape features and attributes,
through the establishment of a vegetation fringes and
retention of drainage corridor.

D e si g n Pr i n ci ple s
Two primary design principles have informed the
development of the master plan:
1. Function and Land Use Composition
2. Transport Access and Movement
The design principles create the “skeleton” and strategic
intent for the site development. The objective of this exercise
is to create a concept with the potential to accommodate
a diversity and range of general industrial uses, capable of
responding to changing market trends, responding to site
and its context, and capable of supporting fully integrated
environmental initiatives.
Further, the master plan needs to preserve opportunities
for innovation by future occupants of the precinct, by
being flexible enough to allow for amendment to allotment
boundaries to suit individual business needs, without
requiring amendments to the proposed location and design
of key transport and utility infrastructure.
Function and Land Use Composition
The function and land use composition of Albury Industrial
Hub was largely defined by site conditions as follows:
 existing large scale users and the importance of their
integration within the development;
 retention and enhancement of the existing drainage
corridor which moves east-west through the site; and
 topography of the site which informed the decision to
recommend development areas generally below the
260m contour.
The master plan responds to the above by providing a range
of development lot sizes and “profiles” that respond to site
opportunities and constraints. A mixture of small to large lots
sizes has been provided, which can be defined as follows:

Further, through the utilisation of ‘undevelopable’ areas, the
master plan provides vegetated fringe areas on land that is
considered undesirable for industrial development (+ 260m
elevation).
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Master Plan Framework

Transport Access and Movement
The design principle for the provision of transport access and
movement within Albury Industrial Hub was to ensure the
integration and upgrade of the existing transport network
within the site, within an efficient and functional multimodal movement network, capable of accommodating a
variety of industry vehicles, with the potential for staged
implementation.
The master plan responds to this integration requirement by
providing an access and movement network which achieves
the following:
 increased opportunity for individual allotments to
connect to the Ettamogah Intermodal Terminal,
 removing reliance on Wagga Road as the only site access
to Hume Highway, through upgrading the Davey Road
Highway Interchange,
 a road pattern which encourages large industry but
services all users;
The master plan also incorporates a number of transport
infrastructure upgrade requirements identified by Albury City
including:
 sealing of Interchange Road;
 upgrading of Gerogery Road;
 provision of interchange treatment at Interchange Road/
Kenilworth on Gerogery Road and
 investigation into the potential expansion of the Davey
Road Highway Interchange on the Hume Freeway.

 Small lots = 1 - 5ha
 Medium lots = 5 - 12ha
 Large lots = 12+ha

 Safeguarding, and improving abutting interfaces and
minimising any off site amenity impacts.

albury industrial hub
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Figure 1 Development Potential Analysis - Slope 8%/10% and Vegetation (Source: AECOM 2010)
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Figure 2 Structure Plan (Source: AECOM 2010)
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Figure 3 Staging Plan (Source: AECOM 2010)
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Ettamogah Rail Terminal

Transport Requirements
Interchanges – roundabouts can be designed to
accommodate large heavy goods vehicles from an
operational perspective; however, they do tend to cause
road pavement problems, when there are large numbers of
heavy goods vehicles, which can cause road surfacing shifts
through wear and tear. Signalised interchanges would work
better; however, traffic volumes are not likely to warrant
signals and they would not be suitable in the AlburyEttamogah environment. There are currently roundabouts on
Thurgoona Drive designed to accommodate B-doubles.
S tag e 1 (2010 - 2015)
Road Changes
 Upgrade of Gerogery Road/Wagga Road interchange –
upgrade of Gerogery Road/Wagga Road is required due
to safety concerns with poor visibility, particularly with an
increase in presence of heavy freight vehicles. If catering
for B-doubles and B-triples, this will require a large land
take to allow a large enough interchange. The presence
of B-triples, and hence the need to design for them,
would need to be confirmed as currently the Hume
Freeway is not a B-triple route.
 Davey Road Highway Interchange upgrade – currently only
allows northbound vehicles to Albury Industrial Hub.
A full interchange that allows for southbound access
is required. The RTA SW Region has indicated that the
current layout can accommodate B-double vehicles,
and was designed to allow an east-west road, i.e. the
extension of Davey Road. There are no constraints on
the south-facing ramps, but currently, the RTA has no
plans to upgrade the interchange to a full diamond
interchange.

S tag e 2 (2015 - 2020)
Road Changes
 Completion of the Davey Road Highway Interchange – as
stated above, this will allow access to and from the
freeway. A Highway Service Centre is also proposed at
the Davey Road Highway Interchange. The design of this
interchange and access to the service centre will have
to be carefully assessed in terms of entry and exit of
B-doubles and possibly B-triples in the future.
Rail Changes
 Potential extension of the Ettamogah Intermodal Terminal
to the south of the site – this would need to be assessed in
terms of the success of the Cargo Sprinter operations or
any other freight operations.
S tag e 3 (2020 - 2030)
Road Changes
 Construction of new Albury Industrial Hub gateway road
from the Hume Freeway Interchange and decommission of
Wagga Road from the interchange to RW Henry Drive – as
stated, the RTA design allows for an east-west road from
the Davey Road Highway Interchange to the west.
 Construction of new Link Road into land to the west of
Kenilworth land.
Rail Changes
 Potential expansion of the Ettamogah Intermodal Terminal
for high speed train logistics hub – this would need to be
assessed in terms of the success of the Cargo Sprinter
operations or any other freight operations, and rail
developments at the time around high speed trains.
S tag e 4 (Pos t 2030)
Road Changes
 Internal road layout within Albury Industrial Hub to allow
link between original Ettamogah Intermodal Terminal to the
north and potential expansion to the south – the presence
of any link to the Davey Road Highway Interchange
will probably be precluded due to the closeness of
interchange spacing.
Rail Changes
 “New format” distribution hub, logistics centre to the east
of Hume Freeway – road access to this area is likely to be
from Davey Road (east) and the spacing to the Davey
Road Highway Interchange would need to be assessed.

Infrastructure Requirements
This section addresses the utility infrastructure requirements
and suggestions for the development of the site. For future
ease of maintenance and continuing flexibility through
the site, a planned shared utility trench should follow the
perimeter loop road, or proposed road network. The shared
trench could include water, recycled water, gas, electricity,
and communications. This will allow easy service to each of
the new industries at each of the various stages of the master
plan.
Salinity will need to be considered when installing new
utilities. It is a known problem in the area. Existing metal
pipework (such as the existing gas line) has cathodic
protection system (which supplies an electrical current to the
pipe) in place to protect it from corrosive surroundings.
The individual utilities are discussed below.
Potable Water
There is currently little existing potable water infrastructure
within the site. It has been estimated by Albury City that
supply and installation of equivalent water pipe for expansion
would cost approximately $875/m.
Licences need to be applied for if withdrawals from the river
are required. The Mill currently has extra allocation for river
withdrawals that is not being utilised.
As a part of the water resource management, we encourage
new facilities to use alternate sources of water such as
rainwater harvesting.
Wastewater
There are no Council wastewater connections to the current
site. The two alternatives for wastewater treatment on the
site are:
 each new industry could provide its own treatment
facility, or
 a shared facility could be developed to service all
industries on the site.
A shared wastewater treatment facility could be used to
treat wastewater from all of the tenants of the industrial hub.
As industrial wastewater will require different treatments
depending on the composition of the wastewater, pretreatment may be required for certain industries. This could

be incorporated into the shared facility. A shared wastewater
facility could supply recycled water to the site for nonpotable reuse or irrigation applications. New industries
would then have the advantage of connecting to an existing
system.
Since a shared facility would need to be operational before
the industries came on site, it may be most feasible to require
the new industries to supply their own treatment. This would
provide the most flexibility on the site.
Gas
The existing gas main servicing the site is already
experiencing capacity issues, whereby demand outstrips
supply, according to the Mill. There will likely be increased
gas loads as additional industries develop on site. If a cogeneration plant (discussed below) is pursued, there will be
an immediate demand for an increase of gas.
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To address the masterplan additional supply will need to be
negotiated with Envestra. Envestra has noted that any new
lines will need a similar cathodic protection system to the
existing Ettamogah supply line.
Electrical
The GHD report (2007) indicates that electrical demands can
be met from the current infrastructure from Country Energy
and Transgrid. No major upgrades would be required to
service the site. Substations will need to be planned around
the site to adequately feed the new industries.
The existing transmission lines through the site will need to
be considered during planning. In general, a 45m easement
is required for the 132kV line, and a 20m easement for the
22kV line. Relocation of the overhead lines is possible, for a
cost, through negotiations with the electrical providers.
We are suggesting co-generation as a supplement to the
electrical power on site, discussed below.
Co-Generation
Co-generation technology involves generating electrical
power locally in addition to taking a supply from the grid.
The local plants’ waste heat from the generation process is
then reclaimed and used for process heating or as a thermal
input to local air conditioning plant. The primary benefit of
adopting this strategy is that by reclaiming the waste heat,
the carbon footprint of the development is significantly
diminished.

albury industrial hub

MASTER PLAN
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In order to successfully implement a cogeneration strategy,
it is imperative that the industrial zone has a thermal energy
demand as well as an electrical demand. Industries such as
laundries, brewing and paper manufacturing are therefore
ideal for the implementation of cogeneration.
The master plan proposes that a cogeneration plant will
be located within the industrial zone. Since the site will
continue to accommodate the existing paper mill and forge
which consume thermal energy, co-generation appears to
be a logical solution for the site. As other industries move on
to site, the co-generation facility could expand to meet the
future needs.
Since such co-generation processes generally operate 24/7, it
is proposed to feed electricity back into the grid at night time
if the generator’s capacity is not 100% utilised by the zone’s
night time electrical demand. This will further reduce the
zone’s carbon footprint.
In order to accommodate the plant, the following criteria
should be addressed at more detailed planning phases:
 Increased capacity of gas supply from the local gas
regulator infrastructure
 Increased water supply to supply the plant’s cooling
towers
 Plant to be centrally located within the zone to minimise
power and thermal pipework reticulation routes
 Zone’s electrical infrastructure will require automated
transfer switching and network protection specifications
to satisfy local utility (Country Energy).
It is proposed that a detailed business case should be
developed as Albury moves into a more detailed planning
stage. The thermal load of the paper mill and / or other
thermal requirements of the zone’s buildings will also be a

prerequisite of the system’s feasibility. BOOT (Build, Own,
Operate & Transmit) suppliers can then be engaged via
an expression of interest process so that Albury Council is
provided with a “turnkey” solution for the plant. It should be
noted that the construction of a co-generation plant could
be staged so that the existing industries could be serviced
in the near future, whilst allowing for expansion for future
industrial loadings.
Catchment and Drainage
The drainage strategy needs to tie in to the Integrated Water
Cycle Management. At a minimum, the drainage must
comply with Council standards outlined in ‘Engineering
Guidelines for Subdivisions and Developments’ 2008.
General requirements include:
 Retention systems are required in order to ensure
the rate of discharge does not increase as a result of
development, and to maintain adequate runoff water
quality. Previous development proposals for Site B have
identified that on-site retention basins need to be in the
order of 10ML.
 The pipe drainage network will need to convey the 1:20
ARI flow, and overland flowpaths are to convey the 1:100
ARI flow.
 The maximum spacing between stormwater pits is 75m.
 Site roads should be swept regularly to remove dirt
and other debris to prevent clogging of the stormwater
system.
Harvesting of roof runoff from any new developments has
the potential to significantly reduce the stormwater runoff
and thereby minimise erosion, sedimentation and pollution
of receiving waterways.

Water Requirements
Wat er Co nservat i o n
Objectives
The objectives for water management within this industrial
precinct are to:
 Minimise resource consumption through efficient water
use and reuse;
 Minimise impacts on receiving environments (discharge
of pollutants from the site, impacts from changed
hydrologic regime); and
 Integration of water related elements with the master
plan for the site for enhanced amenity and other
benefits.
These objectives are consistent with the principles of Water
Sensitive Design and Ecologically Sustainable Development.
The water management strategy for the site ensures Albury
Industrial Hub is well positioned to operate efficiently
and cost effectively with respect to the water cycle. In
an increasingly hot, dry and variable climate with issues
of water scarcity continuing into the future, the optimum
management of the water cycle will be crucial for waterway
protection, security of supply and the creation of a naturally
cooling, self sustaining and aesthetically enhanced precinct.
Water conservation measures are important to reduce the
consumption of shared water resources. The site sits within
the Murray Darling Basin, a catchment where a combination
of prolonged drought, emerging changes in climate and
the impact of past water-allocation decisions has placed
enormous strain on the communities, industries and natural
environment of the region.
Fit for Purpose use of Water
Many water demands do not require water of a quality
suitable to drink. Alternative water sources can be used
to meet demands for water of a lower standard – for
example for irrigation, toilet flushing and some industrial
uses. Alternative water sources may include water that has
already been used in some industrial processes (cooling
water / treated water streams), treated wastewater, harvested
stormwater and harvested rainwater from roof surfaces.

Fit for purpose use of water enables a reduction in the
quantity of potable water imported to the site and reduced
environmental impacts associated with water extraction,
transfer and treatment.
Water Sources
River Water (Raw Water) and Potable Water
Currently there is no reticulation of potable water to the
study site. Norske Skog and Overall Forge receive their
raw water directly from the river and treat their raw water
onsite. There is a potable water line that runs out to a nearby
‘rural living’ residential area, however it is unlikely to have
the potential to service the future industrial precinct. The
servicing of the Industrial Precinct with River Water (and
obtaining the required water allocation) is unlikely to be a
constraint for a significant industrial user. The opportunities
to use alternative water sources, harvesting and reusing
resources within the study site, are discussed below.
Harvested Rainwater
The large roof areas within industrial precincts present a
significant opportunity to harvest a high quality alternative
water source: harvested roofwater / rainwater. It can be used
to meet almost all demands (including for drinking) with
very little treatment required. The forge currently harvests
roofwater to meet all their water demands demonstrating
the effectiveness of securing water supply from rainwater
collection with the associated investment in providing an
adequate storage volume.
An average annual volume of 367 ML/yr would fall on the
estimate of combined roof area associated with the industrial
precinct (50ha). A significant proportion (50 – 70%) of this
could be captured and used subject to appropriate tank
sizing and reuse demand profiles.
Harvested Stormwater
Stormwater runoff from a variety of impervious surfaces
within the industrial precinct can be treated (through
landscape filtration systems), stored and reticulated through
the precinct to meet a range of water demands. A typical
stormwater harvesting scheme within a flood detention
basin will intercept runoff from a large contributing
catchment including roads, paths, car parks, landscaped areas
and roof areas not directed to rainwater tanks. This means

that the quantity of stormwater available is large. Storage
can be configured in above or below ground tanks, or in
association with constructed stormwater treatment wetlands.
Relatively simple and cost effective treatment options can
be used to supply water to meet a range of non potable
demands (compared with most wastewater treatment
requirements). Stormwater harvesting can assist in the
protection of downstream waterways, reducing the impacts
of stormwater discharge from developed areas both in terms
of water quality (pollutants) and quantity (erosive peak flows).
Treated Wastewater / Process Water / Effluent
A range of well established and rapidly emerging
technologies are available for managing a variety of
wastewater streams. At present both the mill and forge use
onsite treatment systems with disposal primarily via irrigation.
Provision of a centralised wastewater treatment system
servicing the majority of sites within proposed industrial
hub is likely to be a cost effective way to provide advanced
wastewater management. The cost of connecting to
existing, external, centralised wastewater treatment networks
is likely to be greater than the cost of an onsite treatment
plant. Reticulating the treated wastewater through the
precinct for reuse provides a secure supply of non-potable
water, suitable for a range of demands (industrial, irrigation,
toilet flushing etc).
Groundwater and Aquifer Storage & Recovery (ASR)
It is unlikely that groundwater resources are suitable for the
servicing of the site. Further consideration should be given to
ASR in relation to storage of treated stormwater / alternative
water sources.
Water Demands
The water demands for the precinct cannot be defined until
the specific industries and users of the study site are known.
The water requirements for logistics operations are minimal,
whilst the water demands are high for manufacturing
industries such as food and beverage or wood and paper
product manufacturing. When adequate information is
available on the likely industries and water demands, further
assessment should be undertaken to understand the
opportunities for optimum water cycle management within
the Precinct.

Water Efficiency and Reuse
In order to meet the objective to conserve resources,
minimising water use through water efficiency measures
and reuse is important. This may include efficiencies in the
operational process for any industry and the use of water
efficient equipment, fixtures and fittings. Leak detection,
proactive maintenance and rigorous monitoring of water
consumption are needed to optimise water efficiency for any
user.
Water extraction is reduced through reuse – with the water
sources identified above providing significant scope to offset
extraction from the Murray River. A dual reticulation network
within the industrial precinct (linked to common stormwater
harvesting or centralised wastewater treatment facilities)
will facilitate reuse opportunities and reduce resource
consumption. A reticulation network provides flexibility in
matching water demands with available water sources from
different parts of the site. Water reuse may include meeting
demands beyond the Industrial Precinct (e.g. irrigation and
other non potable demands within the Albury area).
Storage
The storage requirements vary with the identified water
sources. For a reticulated system potable supply or raw (river)
water, no storage is required. For rainwater and stormwater
harvesting large storages are required, typically above or
below ground tanks or configuration within dams. Aquifer
storage and recovery may be a suitable option to facilitate
alternative storage options.
Pr ot ec t i o n o f R ecei v i n g En v i r o n m en t s
Source Control
Within industrial sites it is important to control the source
of pollutants discharged to the treatment system. Source
control of pollutants can be achieved through the following
design practices:

These strategies are informed by best practice guidelines for
stormwater management in industrial precincts, adopting
structural separation for ‘at-source’ control of pollutants.
Discharge of process water from industrial precincts has
the potential to have significant impacts on receiving
environments. Options to reduce the quantities of water
discharged from the site through reuse and alternative
disposal options should be investigated.
Waterway Protection (Detention and Water Quality)
Flow management targets are nominated to mitigate erosion
of receiving waterways. The post-development storm
discharges should not exceed the predevelopment storm
discharges for the one in one and a half year ARI event. The
purpose of this is to minimise the impact of frequent events
on the natural waterways and to minimise bed and bank
erosion. The attenuation of the peak 1 in 1.5 year ARI flows
would be configured in detention basins that also provide for
flood mitigation for large storm events (e.g. 1 in 100 year ARI).
Stormwater pollution control targets are defined in terms
of the reduction in the mean annual load of key pollutants
compared to a typical development without stormwater
treatment elements. The recommended targets, adopted
widely across Australia as current best practice targets
correspond to a 85% reduction in the mean annual load of
Total Suspended Solids (TSS), a 65% reduction in the mean
annual load of Total Phosphorus (TP) and a 45% reduction
in the mean annual load of Total Nitrogen (TN). Landscape
elements (bioretention systems, street trees, swales and
wetlands) can be used to meet these objectives for the
protection of receiving environments. The masterplanning
for the precinct should include the development of a water
sensitive urban design (WSUD) strategy with treatment
elements to integrate ecological function into landscape
form.

I n t eg r at i o n w i t h M a s t er pl an fo r t h e si t e
Integration with Building Form
The configuration of these systems can be integrated
appropriately with proposed building forms as the detail
of the precinct layout and landscape master planning is
developed.
Water in the Landscape
Landscaped areas of the industrial precinct can be designed
to provide water quality improvement, with soil filter
media of bioretention systems used to remove stormwater
pollutants. This functionality is important for the protection
of receiving environments. Areas within the precinct would
be set aside for stormwater conveyance, detention, treatment
and storage.
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Microclimate
Opportunities to use water in the landscape can improve
the microclimate of the industrial precinct, with vegetation,
moisture and areas of open water providing a cooling
effect. The landscape design and use of passively irrigated
landscapes can deliver an enhanced aesthetic outcome with
minimal on-going irrigation requirements.

 Roofing work areas;
 Directing wash-down to storage, which is subsequently
pumped out as an industrial waste, or to the sewer
system; and
 Controlling activities undertaken in areas connected to
the sites stormwater system.

albury industrial hub
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DESIGN PRINCIPLES
The following design principles have been produced to
guide the future development of Albury Industrial Hub in a
manner that is sympathetic to site constraints and consistent
with existing development and surrounding environments.
Future development should introduce an innovative
development model that creates a distinctive character
in response to contextual and site attributes, taking
advantage of the excellent visual exposure of the site. The
site has no immediate built form context and therefore
has the opportunity to employ robust and contemporary
architectural form within a high quality landscape setting.

Site Planning
Sub d i v isi o n L ayo u t
Design Objectives
1. Provide for flexibility to end users and economically sound
development of the site.
2. Protect and enhance conservation areas and provide
appropriate interface of conservation areas with
development.
3. Ensure meaningful integration of Water Sensitive Urban
Design within the subdivision layout.
4. Ensure the provision of sufficient space for parking, loading
and unloading of vehicles and landscaping.
Design Requirements
 Lots are to be sized and orientated with regard to slope
and site aspect in order to maximise opportunities for
solar access and prevailing winds.
 Minimise cut and fill and maximise capture of prevailing
summer breezes and opportunities for solar gain.
I n t er nal R oad N e t wo r k
Design Objectives
1. Provide legible, convenient and safe roads for all vehicles.
Design Requirements
 Interchanges of minor access roads with collector roads
should be designed to allow articulated vehicles to turn
into the collector road without crossing the centre line of
the collector road.

 Encourage the use of sustainable transport modes
including public transport and cycling through the
integration of safe pedestrian pathways from transport
stops, designated cycle lanes and bike storage facilities.

 All work activities within Transgrid easements are in strict
accordance and fully comply with the Electrical Supply
Association of Australia (ESAA) National Guidelines for
Safe Approach Distances to Electrical Apparatus.

Si t e Cov er ag e

Bu i ld i n g H ei g h t an d Bu i lt Fo r m

Design Objectives
1. Ensure that adequate area is available to accommodate
landscaping, open space for employees and screening of
loading and storage areas.

Design Objectives
1. Ensure that buildings are of architectural merit, diversity,
scale and high quality built form.

2. Ensure that adequate area is available for driveways and
access, onsite parking and manoeuvring of vehicles.
3. Achieve appropriate building setbacks that are landscaped
to ensure integration with streetscape and road tree
plantings.
4. Ensure that adequate area is available and that use of
the site is carried out to allow the continued and safe
operation of Transgrid easements (where relevant).
Design Requirements
 Maximum site coverage permitted is 65% of the lot area.
 Minimum site coverage permitted is 20% of the lot area.
 Building setbacks to collector roads is to be a minimum
of 10m.
 Building setbacks to local roads is to be a minimum of
10m.
 5m setbacks to side and rear boundaries where
adjoining lots are zoned for industrial uses.
 Front setbacks are sufficient to enable landscaping to
screen large footprint buildings and create an integrated
and coherent public / private interface.
 Car parking, water tanks, structures and storage areas are
not permitted within front setback areas.
 Outdoor storage areas are to be screened from the
public realm though the siting of building, rather than
fencing.
 Black PVC coated chainwire fencing to a maximum of
1.8 metres in height is permitted forward of the building
line.

 All vehicles must be able to enter and leave the site in a
forward direction.
 Pedestrian access through car parking areas should be
clearly marked, anwd where possible emphasised by
the use of raised and textured surfaces and articulated
through landscaping where feasible.
 As far as possible, pedestrian access through car parks
should be kept separate from vehicle access ways.

2. Ensure that built form contributes to the visual amenity of
the area.

 Buildings shall be designed to allow loading / unloading
of vehicles within the building.

Design Requirements
 Building heights are to be in keeping with the scale and
land use type of adjoining land.

 Loading docks should be situated to the side or rear of
buildings.

 The height of buildings and works should take into
account the proximity of the structure to roads,
conservation areas and any adjoining sensitive land uses.
 Warehouse buildings are to be a maximum of 20m in
height from natural ground level.
 Office / commercial components are permitted to
exceed the maximum building height by 50% in order to
provide visual interest and articulation of heights.
 Variation to the maximum height may be permitted
provided proposed building height is compatible with
the scale, bulk and height of surrounding buildings and
will not generate excessive overshadowing of adjacent
properties.

Access, Movement and
Car Parking
Si t e Acce ss an d M an o eu v r i n g
Design Objectives
1. Ensure that access and manoeuvring arrangements to/
from and within the site cater for large vehicles, are safe
and do not cause detriment to other road users.
Design Requirements
 Truck access, manoeuvring and loading areas are to be
separated from car parking areas.
 Consider separating truck and small vehicle access points
to reduce vehicle conflicts.

 Where not subdivided, all driveways are to satisfy
AS2890.1 and AS2890.2.
C ar Par k i n g
1. Ensure that on-site car parking is adequate, safe and
convenient.
2. Ensure that the layout of parking areas are visually
attractive and integrated.
Design Requirements
 Sufficient car parking is provided on each lot to satisfy
the likely peak parking demands of the development.
 Required car parking shall be located behind the
required minimum front setback area, however visitor car
parking may be permitted forward of the building line
where it can be demonstrated that the landscape quality
of the streetscape can be maintained.
 Access routes to car parking areas for each lot are to be
clearly signposted.
 All car parking spaces are to be constructed of hardstand, all weather material, adequately drained, marked
and designated.
 Sufficient spaces are to be provided for disabled car
parking.
 Landscaping shall be integrated into the design of car
parks and hardstand areas to allow for canopy and shade
planting to reduce the ‘heat island effect’.

Building Configuration
Sus tai nab le Bu i ld i n g D e si g n
Design Objectives
1. Reduce greenhouse emissions through appropriately
designed buildings and best practice energy management.
2. Adopt economically viable energy efficient design
initiatives.
Design Requirements
 Building orientation and design should be such that they
maximise northern exposure and shade east and west
facing windows and openings.
 Windows and openings should be positioned to
maximise natural cross ventilation.
 Minimise winter heat loads through the arrangement of
glazed parts of buildings to face north and east.
 Use light coloured materials in hardstand areas to
minimise heat absorption.
 External shading devices (e.g. awnings, shutters, canopy
trees) are to be used to protect east, north and west
facing windows from summer heat.
 Use skylights and light wells to capture natural light for
internal building areas.
 Maximise insulation and thermal mass and minimise air
building leakages, where appropriate.
 Capture and store rainwater from roofs and other
impervious surfaces within tanks for reuse. Drain
hardstand / car park areas to appropriate stormwater
treatment devices prior to discharge from the site.
 Place trees and buildings along the south western
fringes of the site to reduce the effects of hot westerly
summer breezes.
Sus tai nab le Bu i ld i n g M at er ial s
Design Objectives
1. Minimise the total material resources used.
2. Minimise the environmental impacts of material used.
3. Encourage the use of environmentally sustainable
materials, with low embodied energy content.

4. Encourage high quality architect designed buildings within
areas of high visibility.

 Locating the office components to the front reduces
building bulk and presents an attractive frontage.

Design Requirements
 Consider materials with recycled content. Examples
include: recycled concrete, brick, timber, steel etc.

 Buildings are to address the street and provide
surveillance to streetscape.

 Consider using certified plantation (Forest Stewardship
Council) or engineered timber materials, and avoid
unsustainable imported timber from old growth forests.
 Choose low volatile organic compound (VOC) materials,
including low/no VOC paints and coatings, floor
coverings and underlays.

D e si g n pr i n ci ple s
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 Entries and building bases should be articulated through
the use of colour, material change and texture, and
strengthened through landscape design.
 Built form within lots which lend themselves to
‘landmark’ or ‘gateway’ treatment should have a
contemporary style and incorporate high quality
architectural detail and visibility.

 Source local materials to reduce transportation impacts.
Solar photo voltaic cells

Bu i ld i n g Appe ar an ce
Design Objectives
1. Encourage building forms, materials and finishes that add
visual interest to the area.
2. Encourage building typologies that add visual interest to
the area.
3. Promote industrial development that is both functional
and attractive in the context of its local environment
through appropriate design.
Design Requirements
 Built form and facades visible from the street or public
open space should be modulated and articulated to
provide visual interest. Long blank walls will not generally
be supported. Articulation of walls can be achieved
by variations in setback, use of glazing and differing
architectural materials, finishes and colours.

Modulated facade and use of colour to warehouses

Use of overhanging eaves and distinct detailing

District frontage and visible ESD initiatives built in to
architectural form

Use of photo voltaic cells to facade of industrial built form

 Buildings should be designed with regard to site
topography to step back and step down to help break
up masses and ‘box’ style development. Consider
breaking large buildings into sub-units or modules to
reduce perceived scale.
 Office areas sited in front of buildings can be designed
to help reduce building mass and increase visual
interest. Setbacks may be reduced to improve building
articulation.

albury industrial hub
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 Large areas of smooth finish concrete wall panels should
be enhanced with some form of texture. Consider using
heavy textured paint or forming textures into selected
areas of wall panels to avoid a glossy/high glare building
surface.
 Hardstand, loading, storage, rubbish disposal, plant and
equipment areas are to be softened from the front, side
and rear through landscaping or integrated building
form.

Landscaping
L an dsc ape D e si g n
Design Objectives
1. Encourage a well designed, legible and cohesive landscape
framework for development.
2. Encourage a relationship between public and private
landscape through a language of plant material and
planting styles.
3. Encourage the use of species that will increase the biodiversity of the site.
4. Provide a visual buffer between neighbouring land uses
and proposed development.
5. Encourage the design of both hard and soft landscape to
assist in creating comfortable micro climatic conditions and
minimise the ’heat Island effect’ of development.
Design Requirements
 Retain significant existing trees or groups of trees
wherever feasible in setbacks, medians, reserves and
stormwater detention areas.
 Create a legible, clearly defined streetscape that provides
the structure within which a more naturalised planting
style can be contained.
 Utilise high canopy trees and low grasses generally
within verge and median planting to ensure sightlines
are maintained.
 Provide private landscape setbacks frontages that are
distinctive but well integrated with, and contributing
positively to the public streetscape character.

 Use native grasses and groundcovers as lawn alternatives
where possible to reduce irrigation demands.
 Create well integrated stormwater detention and
treatment areas which provide open space amenity and
visual interest.
 Integrate stormwater treatment into the road reserve
where possible.
 Promote passive irrigation of landscapes by directing
nearby hardstand areas to vegetated areas.
 Use side and front boundary landscape setbacks to
create windbreaks and provide shade to westerly sun
and winter winds as appropriate.
 Design well integrated shade planting within car park
areas.
 Use endemic species suited to the environment that
have low water requirements and low maintenance.
 Use light coloured paving materials and surfaces and
non impervious surfaces where practical to reduce heat
absorption.
 Locate hard stand areas within the southerly side of lots
to reduce their heat absorption.
 Provide suitably located and unobtrusive waste storage
areas. These areas are to be screened from public view
by landscaping and or fencing.
Si t e To po g r aph y an d M anag em en t o f Le v el
Chan g e
Design Objectives
1. Encourage design that minimises cut and fill requirements.
2. Encourage well considered interfaces between lots and
roads/setbacks/conservation areas.
3. Ensure that cut and fill requirements do not adversely
impact upon adjoining land uses.
Design Requirements
 Retaining wall heights should be minimised. Where walls
need to be greater than 3m in height, the retaining wall
should be terraced or staggered with screen planting at
the base and on intermittent levels.

 Landscaped batters are preferable to retaining walls
and should be considered where space permits. Slopes
should be no greater than 1 in 3 and suitably planted to
provide screening or buffer as required by its location.
 Retaining walls and batters should be well integrated
into the design of the building and its envelope.
 Retaining walls should be visually softened through
planting.
 Material excavated from site to form lots should be re
used wherever possible.

Environmental Management
S to r mwat er M anag em en t
Design Objectives
1. Reduce demands on potable water.
2. Improve the quality of stormwater that is discharged from
the site in order to protect the ecosystem health of the
receiving waterways.
3. Attenuate the velocity and magnitude of flows that is
discharged from the site in order to protect the stability of
the receiving waterways.
N o ise an d V i b r at i o n
Design Objectives
1. Provide for the mitigation and management of noise and
vibration impacts from all proposed development.
Ai r Em issi o ns
Design Objectives
1. Provide for the mitigation and management of odour, dust
and stack emissions from proposed operations.
R isk an d Ha z ar d
Design Objectives
1. Ensure that all proposed development operates at
acceptable levels of risk and hazard to ensure the safety of
persons or property on within the development area, or in
surrounding areas.

D e si g n pr i n ci ple s
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Endemic planting used in streetscapes and medians

Endemic grasses to create foliage

Distintive signage and car parking

Bio stormwater bio swale

Native streetscape planting

Informal planting in setbacks

Central median with endemic group tree planting
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Development Control Plan

Summary
Charles Sturt University (CSU) was established in 1989 as a
multi-campus institution. CSU is now Australia’s leading
inland University, with a reputation for excellence in
professional training, including through distance education,
and applied research.
Our eight Australian campuses at Albury-Wodonga, Bathurst,
Canberra, Dubbo, Goulburn, Orange, Parramatta and Wagga
Wagga provide improved access to higher education across
New South Wales, the Australian Capital Territory and
Victoria. We also offer several degrees from our campus in
Ontario, Canada.
CSU has recently relocated all teaching, research and
administrative services at Albury-Wodonga from its central
Albury site to the Thurgoona site. The Thurgoona site is an
exciting development that includes innovative Ecologically
Sustainable Design (ESD) design principles and practices in a
series of new buildings on an 87 hectare site within the
developing suburb of Thurgoona.
The University’s aspiration with the relocation of the Albury
–Wodonga campus relocation to Thurgoona and with the
subsequent disposal of the central Albury site includes:
• Greater efficiency by operating all teaching, research and
administrative services on one site by being co-located on
the same site at Thurgoona campus.
• Enhanced focus and visibility by having a single site.
• A new campus that feels “energising and alive” with exciting
and innovative facilities that consist of flexible teaching,
learning and research spaces as well as on-site student
accommodation and recreation to enhance the student
experience.
• The opportunity for CSU to demonstrate to the international, national and inland educational, cultural and
intellectual communities its commitment to be at the
leading edge of innovative and ecologically sustainable
development.
• Leaving a lasting legacy with the sale and subsequent
development of CSU’s central Albury site in ways that are
consistent with cultural heritage values of the site and
provide opportunities for the development of a vibrant inner
city precinct.

AECOM
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Development Control Plan

Preamble
The Development Control Plan [DCP] applies to the CSU
Albury CBD Campus area, as described on the Site Context
and Site Feature diagrams.
The Plan relates to the development for any permissible
purpose on land zoned R1 General Residential under the
Albury Local Environmental Plan 2010 (LEP), and comprising
Lot 111 in deposited plan 861689 within Albury Local
Government Area.
The DCP has been prepared in accordance with Sections
74B-74F of Part 3 of the Environmental Planning and
Assessment Act 1979 No 203, and Clauses 16 to 25D of Part 3
of the Environmental Planning and Assessment Regulation
2000.
Maps and diagrams in this report show the relationship of the
site with the immediate surrounds, as well as nearby natural
and physical features.
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01 Overview

02 Background

Charles Sturt University (CSU) is consolidating the Thurgoona
Campus and relocating facilities and services into one site
within greater Albury. As such the CSU CBD campus in Albury
has been deemed superfluous to core educational and
administrative requirements.

The following provides a summary of the planning objectives
and development controls:

Planning Objectives and Controls

CSU, has prepared a comprehensive redevelopment plan and
intends on disposing of the entire site.

Albury Local Environmental Plan 2010
The site is zoned R1 - General Residential under Albury Local
Environmental Plan 2010. The strategic planning objectives
of this zone are:

Key objectives of the redevelopment (master) plan are:

• To provide for the housing needs of the community.

• Albury Council are keen to promote the site as a ‘lifestyle’
precinct; and

• To provide for a variety of housing types and densities.

• The site is seen as having the potential for a unique
residential model that takes advantage of its CBD 		
connections and location on the fringes of residential and
heritage precincts.

• To enable other land uses that provide facilities or services
to meet the day to day needs of residents.
• To permit commercial land use activities compatible with
residential housing and that will not affect the commercial
viability of the Business Zones.
• To encourage affordable housing.
• To encourage medium density housing that is designed to
achieve a high standard of amenity.
The Albury City Council Land Use
Strategy 2007
The Albury City Council Land Use Strategy, May 2007 sets out
the following strategic principles for the central areas of
Albury:
• To encourage opportunities for additional higher density
residential development in and around the centre;
• To encourage retail growth at street level;
• To achieve a balance between heritage and contemporary
built form;
• To promote a sense of history in and around the commercial
centre;
• To provide improved open space networks; and
• To provide improved public transport and shuttle systems
around the CBD.

AECOM
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The Adamshurst Conservation Management Plan (CMP),
2005
Situated centrally within the block and accessed from David
Street, the Adamshurst building is a grand, beautiful Victorian
building with a strong local presence. It is heritage listed. Not
part of the CSU campus, Adamshurst is currently privately
owned and operates as a restaurant and functions facility.
The Conservation Management Plan for Adamshurst tables
the following principles and guidelines for development that
are relevant to this project:
• Adamshurst is recognised as having historic, social,
aesthetic and technical significance to Albury;
• The primary strategy in the CMP is to restore the eastern
garden, remove the recent additions and reveal the historic
elements;
• There are opportunities to consolidate adjoining land to
increase the site area and reveal the wider historic 		
ownership of George Adams;
• The open landscape and Plane trees on the adjoining CSU
land are appropriate to the historic use and character of the
property. The retention of these trees as part of the general
setting for Adamshurst is seen as desirable; and
• Appropriate setbacks to the northern boundaries of
Adamshurst need to ensure that views to and from
Adamshurst are protected.
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03 Site Context
The CSU CBD campus sits within a 4.7 ha block, 2 blocks
north of Dean Street -the main retail street of Albury. The
University currently occupies approximately 3.28 ha within
the block.
Land owned by the University is consolidated under one title
and includes a number of buildings that are considered to be
of heritage significance under the Albury LEP.
The block occupies a section of the Guinea Street precinct
within the Bonegilla Conservation Area as identified in Part 7
of the Albury DCP (2010)- Heritage Conservation.
This plan clearly demonstrates the strategic location of the
block - being only a short distance away from the commercial
and retail district of the City and at a transition point between
the commercial and residential precincts of the CBD.
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Figure 03.1Site Context
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04 Site Features
The site is made up of an eclectic mix of buildings and
architectural styles, with the oldest properties owned by CSU
dating back to the Victorian era. Many buildings have been
‘added on‘ in recent times and properties have been adapted
to suit the needs of the administration and teaching needs of
the University.
The immediate surrounds to the site also present a variety of
scale and building types, though predominantly residential
and single dwelling. The neighbourhood is made up of 1930’s
bungalows, Victorian cottages, motels, strata apartments,
Federation houses and minor commercial structures.
The facing streets of Olive and Guinea contain the majority of
heritage dwellings and generally present as pleasant
residential streets, further enhanced by the presence of
mature street trees.

Guinea

St

1
2

Petrol
Station

4

St

Strata Title

Olive

St

Strata Title

David

5
3

Private
Residences
Garage

Wilson

St

Commercial / Parking
Legend
Developable Area currently owned by CSU
Listed Heritage Buildings
Recommended for conservation
Buildings with Heritage Value
(not listed)
Existing Buildings with no
Heritage Conservation Value
The Bonegilla Conservation
Area - Guinea Street

Figure 04.1 Site Features

Heritage Facade

Visual Anchor / Atrractor

Cohensice Streetscape
Poor Visual Facade

Existing Tree Canopy Internal
Existing Open Space

Existing Green Finger
Through Site

The land opposite the CSU site on Wilson Street contains a
large sports/ registered club and expansive car parking,
significantly unsympathetic in character with surrounding
residential streets.
Adamshurst, the historic Victorian building located within the
centre of the block is essentially only visible from David
Street, though glimpses of the building and its gardens can
be gained between the Olive street properties. The number of
modern additions and the ad-hoc nature of campus
development internally within the site tends to detract from
the visual significance of Adamshurst and does little to give
the building the ‘setting‘ identified within its Conservation
Management Plan.
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05 Development (Master)
Plan Performance Criteria
The performance goals against which potential site
development options can be evaluated can be divided into
four broad criteria categories; Economic, Social,
Environmental and Conservational as follows.

Performance Criteria

Economic Objectives
The ability of the Master Plan to meet the estimated optimal
financial returns to CSU.
Furthermore, the ability of the Master Plan to maximise the
potential of the site to deliver viable end products that will
appeal to a wide market and attract a good price at a higher
density. In assessing the potential economic outcome of the
master plan, the following factors were evaluated:
• Upfront costs such as infrastructure, existing building
modifications, site clearance, ESD initiatives, roadworks
upgrades etc;
• Delivery costs;
• Ability to meet market range and the current level of
demand from that market;
• Potential on sale costs of product range; and
• Potential clearance rates of product range.

Social Objectives
The ability of the Master Plan to provide a residential precinct
that allows a greater degree of social interaction, inclusion
and sense of community. The ability of the Master Plan to
provide a greater degree of amenity: open space, places to
meet, and opportunities to shop, eat and enjoy leisure time
within the vicinity of their dwelling. This also needs to
consider the impact of the development upon the greater
community of Albury; notably the immediate neighbours who
will be influenced by the development. In assessing the

potential social outcomes of the master plan, the following
factors were evaluated:
• Ability of the site design to allow for a diversity of social
demographics;
• Provide activation of the precinct and the CBD through
increased patronage;
• Site design seen to be generally acceptable and achieve a
positive long term response from surrounding residents;
• Potential for a multi use space that meets the needs of its
residents in terms of public transport, services, leisure and
community spaces;
• Provide good surveillance, permeability and good 		
circulation to ensure a safe and energised environment; and
• Provide an opportunity to create a new style of precinct that
will attract people back to living in the CBD.

AECOM
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Environmental Objectives
The ability of the Master Plan to meet sustainable initiatives
and promote improved environmental conditions within the
site.

Heritage Objectives
The ability of the site design to maintain and appropriately
reuse the heritage buildings and other notable historic
elements of the site.

The following factors should be considered when evaluating
the Master Plan against its potential environmental
credentials:

In assessing the potential heritage outcomes of the master
plan, the following factors were evaluated:

• The retention of existing mature aged trees that will provide
shade, solar protection and visual amenity;
• The retention of, or adaptive re-use of existing buildings;
• Minimised building footprint and minimised hardstand
areas;
• Increased pervious areas such as parklands and open
spaces with tree planting;
• Improved access to public transport and increased opportunities for cyclists and pedestrians;
• The opportunity for salvage and re use of building materials;
and
• The opportunity to attract housing/ built products that can
be constructed using sustainable building practices that
reduce the energy load of the development.

• Ensure preservation of the heritage buildings contribute
positively to the ‘saleability’ of the development;
• Potential of the retained buildings to have a viable market;
• Ability of site design to allow for historical interpretation of
the site and increased awareness of the site history,
architecture and culture;
• Potential of the retention/demolition of certain heritage
buildings which may affect the existing streetscape
character;
• Potential for demolition of certain buildings to be seen as
negative within the wider community;
• Ensure an appropriate and coherent character is created
for the site in terms of scale and visual appearance; and
• Allow for the integration of historical and contemporary
products and architectural styles.

Development Control Plan
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06 Development
(Master) Plan

The Development Master Plan has been developed to
illustrate a long term vision for the site, upon which future
development plans can be based. The following structure
plans set the principles for that Master Plan in terms of land
parcels, public/private land, circulation, green space and
character precincts.

Design Principle - Circulation

Key Principles:
• Encourage access through the site to activate the central
areas;
• Create entrances and appropriate vehicular connections
that minimise traffic impacts to existing streets;
• Encourage the development of public/private amenity
through increased pedestrian walkways, open space and
cycleway access; and
• Increase public access through or beside Adamshurst to
increase awareness of this historic asset.

STREET

DAVID

OLIVE

STREET

STREET

GUINEA

Circulation
Subdivision ‘parcel’

WILSON

STREET

Local Distributor
Local Access
Private Access

N

Share path
(cycle+pedestrian)
Footpath
Direct vehicular
access prohibited

Figure 06.1 Circulation
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Design Principle - Green Space

Key Principles:
• Create public park land curtilage to Adamshurst through
landscape set backs and the creation of open spaces;
• Retain significant existing site trees where feasible to
maintain character within the site;
• Create precinct specific landscapes and public
streetscapes;
• Create permeable green finger networks through the site ;
• Enhance attractiveness of product mix through the creation
of private courtyards and public shared amenity space; and
• Allow landscapes to provide privacy to properties as
required.

STREEET

DAVID

OLIVE

STTREE
EE T

STREET

GUIN
NEA

Green Space

WILSSON

Subdivision ‘parcel’

STREEETT

Public Green
Private Green

N

Retained Existing On-site
Trees
Proposed trees
Existing Street Trees

Figure 06.2 Open Space
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Design Principle - Precinct Character

Key Principles:
• To provide appropriate built form, scale and building
heights in response to existing neighbourhood character
and site features;
• To provide a diversity of built products that will appeal to a
range of market sectors within a cohesive site framework;
• To encourage architectural diversity within sub-precincts of
the site; and
• To retain buildings of heritage significance and allow for
flexibility in their re-use as residential properties.

STREET

DAVID

OLIVE

STREET

STREET

GUINEA

Precinct Character
Subdivision ‘parcel’

WILSON

STREET

Detached Single Dwellings
Heritage Re-use
Urban Residential

N

Medium Density Residential
The Bonegilla
Conservation Area

Figure 06.3 Precinct Character
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Illustrative Master plan
This illustrative master plan presents an integrated vision for
the site, and illustrates the design principles in the context of
a holistic development.
The building footprints shown here are indicative only but
present the potential built form and type of product that
would be appropriate within the various character precincts.
This vision can only be achieved with support from relevant
landholders.
The written guidelines within Appendix 1 serve to reinforce
and expand upon the key principles of the structure plans;
paving the way toward consolidating a long term development
strategy for the site.

Legend
Site Boundary
Retained Existing Building
Existing Building To Be Demolished or
Re-used (subject to market interest)
Single Detached Dwelling
Attached Town Houses
Duplex / Triplex
Medium Density Apartment
Local Access Road
Pedestrian Pathway
Green Space
Existing Street Trees

N

Retained Existing On-site Trees
Proposed Trees

Figure 06.4 Master Plan
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01 Site Planning

Site planning guidelines set the urban framework and
controls that will support the master plan design concept and
respond to the Albury Local Environmental Plan 2010 - R1
General Residential zone under which the site is zoned.
The following guidelines will provide the long term strategic
direction, continuity and co-ordination required to control
development of the site in regards to street networks,
subdivisions and building envelopes.

Site Entrance

Design Objectives
• To ensure entrances to the site can fully cater for the
development capacity and provide adequate connection to
existing streets;
• To minimise traffic impacts of the development to 		
surrounding roads and residents; and
• To minimise loss of existing buildings in Olive Street
Design Guidelines
1.1 Site Entrance not to be located within 50m of any existing
intersection.
1.2 Vehicular entrances from Olive Street to be restricted to
one with due consideration and assessment of impact to
existing buildings of heritage interest.
1.3 No vehicular exit from David Street.
1.4 Traffic Impact Study is required to be submitted with the
Development Application submission.
1.5 Vehicular access to and from properties fronting Guinea
Street are to be restricted to the local acess road and/or
private access roads only.
1.6 Buffer treatement is required to be submitted with the
Development Application submission. The buffer treatment
must include:
• Spatial seperation between the proposed local access road
carriageway and the adjoining property boundary at 482
Wilson Street being not less than 5.5metres,
• A minimum of 3 metres of this spatial seperation must be
used exclusivly for buffer purposes,
• An accoustic barrier is required to be designed and
installed to prevent an increase of more than 5 dBA above
existing background noise levels. Such measurement is to
be taken from the nearest bedroom of the existing adjoining
residences, and
• Any accoustic barrier is to be setback from existing
boundaries to minimise visual impact and bulk and scale on
adjoining residents.

AECOM

Internal Road Network

Design Objectives
• To provide an integrated, functional street typology to
respond to the desired character of frontage development;
• To encourage sustainable travel behaviour by providing
clear and legible streets that promote pedestrian and cycle
movements throughout the site;
• To encourage activation of the internal areas within the site,
through increased street amenity; and
• To provide high quality and equitable access to Adamshurst
which will act as the precinct’s anchor point.
Design Guidelines
1.7 Road reserve should have a minimum width of 14.3-15m
(refer to Local Access as in Council’s Engineering Guidelines
for Subdivisions and Development Standards).
1.8 The width of footpaths and paved pedestrian areas shall
be maximised:
a. For comfortable pedestrian movement,
b. To facilitate tree planting within an urban streetscape
environment.
c. Where bike routes exist, to allow cycling off road - a
minimum of 2.5m is recommended.
1.9 For building set-backs from street refer to Precinct
Development section.
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Land Parcel / Subdivision

Design Objectives
• To promote diverse building types to enhance the liveability
within the Albury CBD and appeal to a wide market;

Design Guidelines
1.10 Single dwelling lots shall have a minimum depth of 22m,
and a maximum width of 15m.

• To encourage the retention of buildings of heritage 		
significance along Olive Street as residential use;

1.11 Residential blocks along Olive Street to have a minimum
lot depth of 40m to allow for gardens.

• To encourage small lot subdivision along Guinea Street to
respond to and enhance the traditional single dwellings,
streetscape and block pattern of the Bonegilla
Conservation Area;

1.12 Attached town house lot shall have a minimum depth of
15m.

• To provide flexibility to future development and create
precinct characters within the site; and
• To optimise land uses through medium density
development where appropriate as a sustainable model for
a CBD community.
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Open Space
Residential
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N
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Figure A1.1 Land Use
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Building Setbacks

Design Objectives
• To integrate with surrounding buildings and promote
cohesion within the streetscape;
• To allow landscape/ open spaces to provide privacy or
enhanced amenity to properties; and
• To enhance the street hierarchy and respond to building
functionality.
Design Guidelines
1.13 General set-backs applied to the whole site:
a. 4.0m – from the front (primary) property boundary or the
average of the setback of the adjoining buildings
whichever is greater;
b. 0.9m – from the side and rear property boundaries for
single storey or 1.2m for two storey;.
c. 2.0m – between each group of dwellings or each
detached dwelling.
d. 1.0m – from a single car, single storey garage or carport
to a side or rear boundary.
1.14 Where there is inconsistency between 1.13 General set
backs and specific set-backs in Precinct Development,
set-backs in Precinct Development override item 1.13.
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Building Height and Built Form

Design Objectives
• The predominant building height wihtin the site should be
from 2 storeys facing David and Guinea Streets, (with the
exception of 644 Olive Street), 3-4 storeys facing Wilson
Street (with the exception of 492 Willson Street) and up to
3-4 storeys internally to reflect site context.
• Variation to predominant height is acceptable in the
following situations:
a. To accentuate corners,
b. Along distinctive ‘gateway or entrance’ locations,
c. On lots that terminate vistas and streets,
d. To provide more articulation to roof form;
• To allow for a variety in built form and a range of building
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types that respond to different locations, market sectors
and lifestyles;
• To ensure all building types address street frontages,
define and reinforce street edges, and enclose spaces to
establish a secure and protected environment; and
• To encourage architectural diversity and an innovative
response to site and environmental constraints.

Design Guidelines
1.15 In general building heights are as shown in the Building
Height diagram (Figure A1.2). Building heights should not
encroach upon the building envelope outlined in the section
10.6.8 of Albury Development Control Plan 2010.
1.16 Where a variation to predominant heights occurs, it is a
preference that additional storeys are set back, tiered above
a podium. and with lower levels addressing the street. This
will retain consistent visual amenity at ground level.
1.17 When item 1.15 contradicts height requirements
elsewhere in this DCP, item 1.15 shall prevail.
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3/4 Storey

Figure A1.2 Building Height
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Streetscape

Design Objectives
• To ensure street types can accommodate multiple activities
(eg. Pedestrian and cycle access, vehicular access, social
interaction and parking), varying in emphasis according to
location and function
• To maximise the use of on-street parking in preference to
large, off-street car parks.
• To ensure detailed treatments such as tree planting and
footpath width varies to reflect the hierarchy and character
of the street.
Design Guidelines
1.18 Streets are to be planted with trees appropriate in
character to reflect the street hierarchy and in accordance
with the Council’s approved species guidelines.
1.19 Streets are to be designed to incorporate Water Sensitive
Urban Design (WSUD) principles wherever feasible.
1.20 Continuous accessible paths of travel are to be provided
throughout the street network with the use of level or gently
sloping surfaces, kerb ramps or flush pavements where
appropriate.
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02 Precinct
Development

This framework promotes a vibrant precinct with a coherent
urban quality. It is essential to create sub-precincts within to
reinforce and support the diversity of urban structure of the
Albury CBD and to reflect demographic changes in the CBD
environment. The urban strategy for the site envisages the
development of 4 character precincts each of which will
develop its own thematic character through variations
between circulation mode, built form and open space
component. For the four character precincts, refer to the
precinct Character diagram (Figure A1.3).
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Refer Figure 03.1 Site Context for
full Bonegilla Conservation Area

Figure A1.3 Precinct Character
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Single Detached Dwellings

Precinct Character Objectives
Located mainly towards Guinea Street, this precinct is based
upon the conservation of the traditional single detached
dwelling residential model as occurring within the Bonegilla
Conservation Area - Guinea Street precinct. The minimum lot
subdivision is proposed to strengthen the existing
neighbourhood character through sympathetic design and
compatible low intensity activities with improved public/
private interaction. The small scale built form also acts as an
appropriate interface between retained heritage buildings at
the corner of Guinea and Olive Street to higher density built
form contained within the site.
Design Guidelines
2.1 Each dwelling is to be detached and directly fronting a
public road.
2.2 Land can be developed on a single lot basis or a package
of 2 to 3 lots, or an integrated development of the whole
precinct. Where individual development happens, a cohesive
but not identical frontage needs to present to the street.
2.3 Entry lots at the entrance of Guinea Street need to
recognise and respond to the gateway location within the
precinct.
2.4 Architectural elements such as porches, canopies, sun
shading devices, balconies and verandas are to be visually in
keeping with neighbouring character and assist with energy
efficiency of the buildings.
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Heritage Re-use

Precinct Character Objectives:
Along Olive Street, a number of existing intact properties
represent different eras of domestic social history, and
contribute to a sense of unique local identity and aesthetic
character within Albury CBD. Re-use of these heritage
buildings is recommended in order to conserve the unique
heritage of the site whilst re invigorating and enhancing Olive
Street. Generous lot sizes, distinctive architectural features
and quality garden frontages will appeal to families and
professionals alike.
Design Guidelines:
2.5 Where buildings of heritage interest are retained, it is
essential that the qualities of the existing frontage, facade
and garden setting are preserved in accordance with Albury
City’s Heritage Conservation Controls.
2.6 Existing buildings to the rear of heritage properties may
be demolished, altered or replaced as appropriate to suit end
use requirements and following council consideration. The
style and proportion of alterations and replacements should
not be seen to affect the heritage significance of the frontage.
2.7 Site boundary planting and fencing should be appropriate
to the heritage era of the building.
2.8 For the larger heritage ‘mansions’ on the corner of Guinea
Street and Olive Street (Adams and Boldrewood), rear
vehicular access from Guinea Street is recommended. The
preservation of the existing garden frontage on Olive Street is
preferable.
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Urban Residential

Precinct Character Objectives
This precinct covers the central part of the site, linking the
entrance on Olive Street to Adamshurst, terminating the
vistas from both Wilson Street and Guinea Street. Through
opening up the site and creating a relationship with
Adamshurst, this central precinct is the hub of the site where
the density and style of residential product can vary
considerably from the traditional single dwelling model. In
this precinct, built form will directly address the street with
variation to traditional street path and verge arrangements
accepted in order to promote a more vibrant core to the site.
Two to three storey attached Town Houses are seen to be the
main building type in this precinct.

Design Guidelines
2.9 Zero set-back is permitted in this precinct. A maximum
3m set-back is allowed where landscaping/awning is
provided and doesn’t interrupt with the fluency of
streetscape.
2.10 Residential properties shall have a minimum frontage of
10m and a maximum 12m.
2.11 Shared driveway access is recommended to minimise
disruption to streetscape.
2.12 Continuous lots are to be limited to a maximum of 48m
frontage to allow for break out spaces between buildings and
shared amenity at street level.
2.13 Privacy of adjoining heritage precinct will need to be
considered in the design of buildings.
2.14 Car spaces should be reduced to 1 per dwelling for 1 or 2
bedroom units to promote public transportation within urban
centre and help create the vibrant street life with minimum
vehicular disruption.
2.15 A minimum of 2 car spaces per 3 bedroom dwellings and
visitor parking if part of a multi dwelling housing
development.
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Medium Density Residential

Precinct Character Objectives
These precincts are predominantly characterised by medium
density apartment blocks arranged around a central private
space. Forming a permeable urban environment, the blocks
are oriented around a courtyard open space which can act as
shared space for street parking, internal circulation, and
WSUD incorporation. The finer pedestrian linkages and
through site links promote community interaction and
integration. A shared space will also minimise the building of
a formal public road corridor and allow a greater degree of
design flexibility.
Duplex/triplex development with rear loading access along
David Street provides a smaller scale of development to
respond to the existing David Street streetscape.
Design Guidelines
2. 16 Residential buildings shall have a maximum depth of
18m to allow cross ventilation and solar access in accordance
with best practice sustainable building practice.
Developments must meet BASIX Certification for Multi Unit
Residential development.
2. 17 A building width is no longer than 35m, and a minimum
2m gap between buildings.
2. 18 given the site orientation, buildings shall face northeast
and oriented parallel along Wilson and Guinea Street to
achieve maximum sunlight.
2. 19 A shared one way circulation is recommended through
the site, with a minimum of 5m paved path to provide shared
pedestrian and vehicular access. Parking and stormwater
collection can be incorporated where appropriate.
2. 20 Underground car parking is to be provided for the
apartments at the following rates:
a. 1 carspace per 1or 2 bedroom dwelling;
b. 2 carspaces per 3 or more bedroom dwelling;
c. 1 designated visitor spaces per 4 dwellings.
2.21 Privacy of adjoining heritage precinct and will need to be
considered in the design of buildings in particular upper level
setbacks.
2.22 Development, satisfying the definition of a ‘residential
flat building’ contained in Clause 3 of State Environmental
Planning Policy No 65 – Design Quality of Residential Flat
Development (SEPP 65), must provide a design statement
demonstrating achievement of design quality in accordance
with the design quality principles detailed in Part 2 of SEPP
65. Further, development for the purposes of a residential
flat development must have regard to the publication
Residential Flat Design Code(a publication of the
Department of Planning, September 2002).
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03 Open Space and
Solar Access

Open space including precinct, pocket, courtyard, linear
parks and enhanced street footpath is proposed through the
site. The provision of open space network is through public
dedication and private coordination. Open space location is
selected through criteria of visual connection, solar access
and association of public activities (see Figure 06.2 Open
Space, page 13).

Public Open Space

Design Objectives
• To provide a public open space network that facilitates
maximum linkage, continuity and accessibility throughout
the site, and embraces the existing focal point of the site
– Adamshurst.
• To strategically locate the open space on the land owned by
CSU around Adamshurst and visually expand upon its
grounds as a central green for the site.
• To locate open space to maximise the retention of existing
mature significant trees on site.
Design Guidelines
3.1 The existing mature Plane trees (Platanus x hispanica)
north of Adamshurst are recommended for retention. Other
existing significant trees on site should be considered for
retention where feasible within the layout of the site.
3.2 Passive irrigation of open space should be considered
through directing nearby hardstand areas to vegetated areas.
3.3 Utilise clear trunk canopy trees and low grasses within
enhanced street footpath to ensure sightlines are
maintained.
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Private Open Space

Design Objectives
• To encourage the provision of publicly accessible communal/semi-private courtyard spaces in suitable locations,
which supplement the public open space network system
within the site and in the broader Albury CBD context.
• To design communal / private courtyards as focal spaces
incorporating quality perimeter buildings, ground floor
connections and landscape elements.
• Internal courtyards are designed to achieve a high degree of
communal amenity.
Design Guidelines
3.4 Landscape plans should be submitted with all
development applications.
3.5 Central courtyards are to function as semi-public mixed
use spaces where parking, pedestrian linkages and
residential recreation use are co-located.
3.6 The landscape design of pocket parks located at the
edges of precincts should serve to facilitate the transition
from one precinct to another.
3.7 Landscape designs shall respond to specific site
requirements in various forms and structures of planting to
provide screening, formality, interface and visual foil as
required and suggested within the Master Plan.

Solar Access

Design Guidelines:
3.8 As a general rule, for non-linear public open space areas,
50% of the total area of the park should be in sunlight
between 11am to 3pm.
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01 Master Plan
Options

Appendix 3: Master plan options further explores the initial
design stage and provides a robust ‘proof of concept’. The
detailed Master Plan Review, Feasibility and Delivery
Structuring, a second stage to the initial master planning
phase, refined the initial Urban Design Concept Plan, to
“market test” and “prove-up” the overall development
assumptions. The specific purpose of this further work was to
refine and investigate:
• Residential yields and composition;
• Housing typologies;
• Accessibility and site mobility;
• Retention and enhancement of heritage buildings and site
“attributes”;
• Open space landscaping requirements and significant
vegetation retention; and
• Project implementation and staging.
Master Plan Options are required in recognition of the fact
that the achievement of the Illustrative Master Plan is subject
to the development priorities of multiple landowners. The
vision can still be achieved in the event only the CSU site is
developed. The Master Plan Options represent potential
outcomes that could be achieved if the CSU site was the only
site developed in response to the Master Plan
The Urban Design considerations as part of this exercise
include:
Master Plan Refinement
The urban design component provided further development
detail for the master plan.
Firstly, the “sensitivity” of the master plan, with respect to
the Olive Street heritage properties, is to provide the
flexibility for individual, site by site redevelopment, OR for
adopting a “whole of precinct” approach.
From the inception of the concepts, [Stage One] it was
envisaged that the heritage properties [could] should be able
to accommodate further “boutique” uses such as “home
occupation” or small scale upgrades/redevelopment.
Equally, as a result of market feedback, these properties
appear highly suited as “principal family residences”.
Secondly, the overriding aspiration of the master plan is to
create an integrated, sustainable residential community
supporting a diversity of housing and facilitating housing
affordability. As a result, a number of allotments and dwelling
modules have been suggested for the master plan, including:
• Urban allotments: 450sqm each; Detached Dwelling.
• Integrated Urban allotments: Semi-detached Dwelling as a
strata title.
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• Mews Residential: Attached Dwelling as a strata title.
• Apartment/Unit; approximately 150 sqm gross floor area,
based on a strata or community title.
Staging, Development Contributions, Facilitation and
Implementation.
A fundamental urban design assumption, and potential
requirement of the master plan, is that the property sector/
market place may need to bring a “slightly” different
development/financial paradigm to this project, with respect
to timing and staging.
This may occur specifically, in order to fully realise the master
plans key public realm initiatives, including construction of
access ways, provision of services and infrastructure and
delivery of landscape
Equally, the innovation required to “deliver” the integrated
master planned solution may require the creation of an
equitable 3 way partnership between CSU/Preferred
Developer/Albury City.
The purpose of this “partnership” is to provide approval and
project delivery “certainty”, in areas such as Development
Contributions, Conservation Management planning and
Infrastructure and Services delivery management and
maintenance.
Key Urban Design Attributes and Features.
The key urban design contextual attributes and site features
informing, guiding and influencing the master plan,
reaffirmed during this project include:
• Utilising the sites strategic location, [proximate to Albury
CBD], for consolidated urban renewal initiatives.
• Acknowledging the site is “nestled” in the established,
predominantly residential and “highly desirable” neighbourhood, at the cusp of the central city
• Generous, flat site topography with exceptional exposure
and orientation.
• The surrounding high amenity urban context.
• The retention and enhancement of the “significant”
heritage attributes, and in particular “Adamshurst” as the
precincts’ pre-eminent “artefact”.
• Maintaining, where appropriate significant remnant
vegetation within the precinct, to enhance the existing
landscape character and quality.
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Urban Design Direction.
The conceptual Urban Design Direction initially established,
and has been confirmed to include:
• Ensuring the master plan is adaptable and “future proof”,
with respect to changing demographics and shifting
resident needs.
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The Master Plan Options:
The CSU Campus occupies a strategic and notable site of
inner Albury, within an orthogonal subdivision, bounded by
handsome tree lined streetscapes.
Often, the built form is subservient to the generously
landscape environs.

• Create a “lifestyle living” precinct which is complementary
to the Albury Town Centre and Dean Street in particular.

The preeminent feature of the CSU Campus precinct albeit
not part of the CSU land holding is Adamshurst Mansion.

• Creating a “human scale” urban composition and built form
outcome, by “adopting” overall domestic scale and building
heights to approximately 4 levels maximum.

The Mansion, and grounds should be acknowledged as the
“show piece” the “Jewel in the Crown” of the precinct, through
the retention of a “generous” forecourt apron to David Street,
and the introduction of transition “zones” with “appropriate”
side setbacks and building height and composition
interfaces.

• Achieving “measurable:” sustainability initiatives [resource
use reductions] and outcomes [integrated storm water
harvesting]
• Ensuring a mix and diversity of residential typologies,
styles, and affordability.
• Providing a permeable, integrated mobility network and
internal access hierarchy, focussed to create a pedestrian
friendly precinct.
• Minimising the dependency on car use, and ownership, and
providing pedestrian-based mobility.
• Reinforcing and enhancing the significance of the heritage
Adamshurst Mansion and Gardens.
• “Releasing” development opportunities for other non-CSU
land holdings within the block.
• Archiving a high end of walkability particular directly
abutting and within the precinct
• Creating an aspirational, high quality master planned
urban outcome.

As a result, the master plan provides integrated residential
flanking of the mansion. This interface treatment is
respectful of Adamshurst, and affords a magnificent aspect
and orientation of this estate.
The introduction of a new activated, pedestrian friendly
“Lifestyle Street”, with the potential for “shop top”/Mews
housing, accessed off Olive Street creates a direct, yet
intimate link into the precinct, and the mansion beyond.
These proposed access ways and laneways create the new
urban structure for the precinct and are intended to be
pedestrian dominated. Likewise, the proximity of the site to
central Albury, with associated services and facilities will
assist in minimising car use.
Importantly also, the small walkways also contribute to the
creation of a desirable “convergent” urban design outcome.
The retention of the existing heritage dwellings along Olive
Street form the civic backbone to the broader precinct,
consolidating the predominant heritage streetscape.
It is envisaged that each property will be restored and further
upgraded.
Furthermore a diversity of housing typologies-ranging from
small lot individual dwellings to multi-unit apartments will
add to the unique feel and ambience of the precinct.
Overall, building heights will be of domestic scale, ranging
from single storey [existing heritage dwellings] to 2 level
[7.0m] to a max 4 levels [14m].
In so doing, the public realm will afford an human scale
composition and urban outcome.
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Key Master Plan Components:
The key urban design components: [the framework of the
Albury CSU master plan] include:
Land Use:
• A diverse, integrated residential development.
• Flexible site configuration, allowing [re-]adaptable land
uses
Access and Mobility:
• New internal pedestrian dominated and bicycle friendly
access/mobility structure.
• Pathways convergent on Adamshurst Mansion.
• Low key/low volume internal access way servicing all
dwellings.
• Rear access to Integrated Urban Allotments.
Heritage and Environment:
• “Showcasing” Adamshurst Mansion, as the precinct
landmark.
• “Historic” Olive Street with the retention, and “restoration”
of the heritage dwellings
• WSUD/ESD embedded into master plan vision, philosophy
and initiatives.
Urban and Built Form
• An integrated, master planned, “themed” residential
neighbourhood
• A “low” [human] scale urban composition.
• High quality architectural form, style and expression,
informed by development principles and guidelines.
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Figure A3.1 Option A
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Figure A3.2 Option B
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Stargazer Site, Corrys Road, Thurgoona

DEVELOPMENT CONTROL PLAN
1.

INTRODUCTION
This Development Control Plan (DCP) applies to land south of Corrys Road,
Thurgoona located on the eastern urban fringe of Albury.
At the
commencement of the DCP the land is described as Lots 1 and 2 in
DP825608 and depicted as the area shown on DCP Map 1.
The site was previously a drive-in theatre which closed in the mid-1980’s
and adjoins the residential suburb of Thurgoona. The land is preferred for
residential development through application of the R1 General Residential
Zone and is within an Urban Release Area.
The overall objective of the DCP is to ensure the logical and cost-effective
development of land on the site.
The DCP has been prepared in accordance with the requirements of Part 6
- Urban release areas of the Albury Local Environmental Plan 2010. Part 6
requires the DCP to provide for the following:
(a)

a staging plan for the timely and efficient release of urban land making
provision for necessary infrastructure and sequencing,

(b)

an overall transport movement hierarchy showing the major circulation
routes and connections to achieve a simple and safe movement
system for private vehicles, public transport, pedestrians and cyclists,

(c)

an overall landscaping strategy for the protection and enhancement of
riparian areas and remnant vegetation, including visually prominent
locations, and detailed landscaping requirement for both public and
private domain,

(d)

a network of passive and active recreational areas,

(e)

stormwater and water quality management controls,

(f)

amelioration of natural and environmental hazards, including bushfire,
flooding and site contamination and, in relation to natural hazards, the
safe occupation of, and the evacuation from, any land so affected,

(g)

detailed urban design controls for significant development sites,

(h)

measures to encourage higher density living around transport, open
space and service nodes,

(i)

measures to accommodate and control appropriate neighbourhood
commercial and retail uses,

(j)

suitably located public facilities and services, including provision for
appropriate traffic management facilities and parking.

All development is required to comply with this DCP, except where an
exemption applies. Where circumstances warrant, the Council may consent
to minor variations to development controls within the DCP where sufficient
evidence is presented by the applicant to justify the variation.
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2.

AIMS & OBJECTIVES
The specific aims of the DCP are:

3.

1.

To provide lots and infrastructure which protect environmental features
and take into account site constraints.

2.

To ensure public utilities for the development of new lots are adequately
planned as part of the subdivision stage.

3.

To provide a road network that places a high priority upon vehicular and
pedestrian safety, public transport and connectivity.

4.

To ensure stormwater and water quality are adequately planned and
managed.

5.

To ensure natural and environmental hazards are adequately planned
and managed.

DEVELOPMENT CONTROLS
Development of the land to which this DCP applies must be undertaken in
accordance with the following requirements:

3.1

Staging
Requirement
A staging plan for the timely and efficient release of urban land making
provision for necessary infrastructure and sequencing.
Compliance
Lodgement of a staging plan with any development application for
subdivision.
Exemption
An infrastructure strategy is not required as the subject land is in close
proximity to existing developed urban land therefore existing infrastructure
is available.

3.2

Transport
Requirement
An overall transport movement hierarchy showing the major circulation
routes and connections to achieve a simple and safe movement system for
private vehicles, public transport, pedestrians and cyclists.
Compliance
The road network to be generally in accordance with that expressed in DCP
Map 1.
All bus routes be designed to minimum design requirements and include an
11 metre carriageway width (from kerb front to kerb front), 20 metre road
reserve width, 1.5 metre wide footpath along one side and articulation at the
intersection of the access road and east-west connector road to facilitate
anticipated bus turning.
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Investigation and implementation of traffic management measures along
Corrys Road in proximity to both the site access road and Telopea Street
access to Corrys Wood Estate be undertaken in consultation with
AlburyCity Council to facilitate the safe movement of vehicles, pedestrians
and cyclists and that as a minimum requirement traffic management
measures must include:
•

A minimum 40 metre offset is to be provided between both the site
access road and Telopea Street; and

•

An outside slip lane (or similar treatment) that allows for
unrestricted eastbound traffic movement along Corrys Road.

Each of the controls set out in Part 10 – Section 10.3.1, 10.3.2, 10.3.5 and
10.3.6 of the Albury Development Control Plan 2010 as they apply to
transport in residential development.
Exemption
None.

3.3

Landscaping
Requirement
An overall landscaping strategy for the protection and enhancement of
riparian areas and remnant vegetation, including visually prominent
locations, and detailed landscaping requirement for both public and private
domain.
Compliance
The landscaping of the site is to be generally in accordance with that
expressed in DCP Map 2.
Exemption
None.

3.4

Open space
Requirement
A network of passive and active recreational areas.
Compliance
Each of the controls set out in Part 10 - section 10.3.3 of the Albury
Development Control Plan 2010 shall be applied to all residential
development.
In the absence of open space being provided on site, a developer
agreement between the landowner/developer and AlburyCity be agreed and
endorsed by both parties that verifies a monetary amount is payable to
AlburyCity Council. The purpose of this payment is to assist with the
purchase of land within this Urban Release Area precinct for open space
purposes. This contribution will be payable on commencement of Stage 2
development works.
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Exemption
As indicated on the DCP Map 1 (by omission) no network of recreational
areas is provided on the site and a development agreement is required for
open space purchase in the vicinity of the site.

3.5

Stormwater & water quality
Requirement
Stormwater and water quality management controls.
Compliance
Each of the controls set out in Part 10 - section 10.3.4 of the Albury
Development Control Plan 2010 shall be applied to all residential
development.
Exemption
None.

3.6

Natural hazards
Requirement
Amelioration of natural and environmental hazards, including bushfire,
flooding and site contamination and, in relation to natural hazards, the safe
occupation of, and the evacuation from, any land so affected.
Compliance
A preliminary investigation of that part of the site previously used for
industrial activity in accordance with State Environmental Planning Policy
No. 55 – Remediation of Land.
Each of the controls set out in Part 6 – sections 6.1 to 6.4 of the Albury
Development Control Plan 2010 shall be applied to all development.
Exemption
The land the subject of this DCP is not flood or bushfire prone and
consequently no investigation of these hazards is required for development.

3.7

Urban design
Requirement
Detailed urban design controls for significant development sites.
Compliance
Each of the controls set out in Part 10 – sections 10.3 to 10.12 of the Albury
Development Control Plan 2010 shall be applied to all residential
development.
Boundary fencing (on the western boundary) must be designed to perform
the function of an acoustic barrier between the subject site and adjacent
industrial land uses in the Thurgoona Industrial Estate
Exemption
None.
Page 4

3.8

Density
Requirement
Measures to encourage higher density living around transport, open space
and service nodes.
Compliance
Each of the controls set out in Part 10 – sections 10.3. to 10.12 of the
Albury Development Control Plan 2010 shall be applied to all residential
development.
Exemption
Having regard for the size of the site to which this DCP applies and its
context within the existing Thurgoona residential area, the provision of
smaller lots for higher density residential development is optional. The
pattern of residential development adjoining the land is lots of 700 to 800m2
designed for single detached dwellings.

3.9

Commercial & retail uses
Requirement
Measures to accommodate and control appropriate neighbourhood
commercial and retail uses.
Compliance
Each of the controls set out in Part 10 – sections 10.14 of the Albury
Development Control Plan 2010 shall be applied to all residential
development.
Exemption
DCP Map 1 does not indicate commercial or retail development on the site.
The location and scale of development of the site does not necessitate
commercial and retail facilities as the commercial and retail needs of the
site can be serviced by facilities located 2.5 km North in Thurgoona. An
addition of commercial and retail facilities on the site would create an over
allocation of services for the catchment area.

3.10

Public facilities
Requirement
Suitably located public facilities and services, including the provisions for
appropriate traffic management facilities and parking.
Compliance
Each of the controls set out in Part 17 of the Albury Development Control
Plan 2010 shall be applied to all development that requires off-street
parking provisions.
Exemption
Public facilities are located 2.5km north of the site, providing adequate
services including schools, sports grounds and parks. These services
provide adequate public facilities for the catchment, including the site. The
site is also located in close proximity to higher order public facilities in
Albury, which can be accessed by public transport.

Page 5
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1. INTRODUCTION

1. INTRODUCTION

Albury is a regional city with a population
of approximately 52,000 people. When
appreciated in its context with the neighbouring
city of Wodonga, the district comprises over
90,000 people and represents one of the
largest inland population centres in Australia.
It is forecast that the Albury region will grow by
over 19,000 in the next 20 years and potentially
by an additional 30,000 over the next 30 years.
This anticipated growth necessitates a focus
on the development of a ‘benchmark’ industrial
node at the East Albury precinct that enables
and facilitates investment, business incubation,
and sustainable job creation, as well as
environmental quality and amenity.
Parameters of the masterplan included the
concept that approximately 5 ha of the site
would be utilised for Council / Agency depot
purposes, with the balance being developed for
light industrial purposes and where adequately
justified, a bulky goods retailing site.
The consolidation of Council and State
Property Authority depot infrastructure
presents the opportunity for a more efficient
and appropriate use of various land holdings
around Albury that are currently used as
depot sites and for the development of a more
effective depot site, that has sufficient scale
and scope for integration of facilities and future
expansion.

Views across the Study Area

As the site is in a “gateway” position adjacent
to the Albury Regional Airport and Murray
River, it is important that the key urban
design elements of the plan include excellent
presentation to the highway and clear linkages
through to the river for pedestrians, cyclists and
motor vehicles.

The Water Works

5

2. THE STUDY AREA

2. THE STUDY AREA

2.1 GENERAL CONTEXT

Albury Racing
Club

The East Albury Industrial Precinct is located
on the Riverina Highway, approximately 3km
east of the City and adjacent to the Albury
Regional Airport and Airport Park business
park .

Albury
Showgrounds

The study area incorporates three land parcels
and covers a total area of approximately
31.4ha. The land within the Study Area is
currently owned by NSW Crown Lands Division
and a private landowner.

Albury Regional
Airport

Refer to Context Plan 1.
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2. THE STUDY AREA

2.1 GENERAL CONTEXT
The site has approximately 800m of frontage
to the Riverina Highway and two major view
corridors and linkages to the Murray River,
along Boundary Road reserve and Water Works
Road.
13.46ha privately owned land parcel to the
east of Boundary Road. Approximately 10ha of
this parcel is currently zoned industrial and the
remainder, abutting the Murray River is zoned
Rural
Two NSW Crown Land Division sites to the west
of Boundary Road; 2.8ha site to the north of
Water Works Road and 6.57ha to the south of
Boundary Road.

(PRIVATE
OWNERSHIP)

2.8ha

CROWN LAND

2.2 CONTOURS
The entire study area is reasonably flat with
minor level changes within the 6.5ha Crown
land site. This reinforces the site’s suitability
for light industrial, Bulky Goods and Depot
development as cut and fill throughout the site
will be fairly minor.

6.57ha

CROWN LAND
road

RURAL

mung

abar

eena

Refer to Plan 2.
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2. THE STUDY AREA

2.3 SERVICE EASEMENTS

UIVER

IX
PHOEN

CT.

STREE

T

PRO

Albury

INA

AY
HW

RO AD
E
AT
W

The entire length of the eastern edge of
Boundary Road reserve contains both water
mains and electrical infrastructure. As such,
with the consolidation of Boundary Road,
from an excessive reserve of approximately
76m wide, down to 43m and 34m in width,
this infrastructure has been maintained in
its existing location within the road reserve.
Where possible, this reserve will be landscaped
and integrated with the overall open space
and movement system for the development,
including the opportunity for extensive bioswales for stormwater flow amelioration and
cleansing.
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Refer to Service Easements Plan 3.
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Whilst all care has been taken in the preparation of this
cadastral base map, AlburyCity accepts no
responsibility for the accuracy of any information shown.
Users should rely on their own enquiries in order to validate
information shown on this map.
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The study area contains numerous easements,
including water mains and electrical
easements. Of particular significance are the
many water main easements leading to and
from the Water Works, from surrounding
areas. These easements have been taken into
account in the master planning process, and
kept, where possible, within road reserves and
open space and not within potentially privately
owned sites. The possible realignment of the
identified water mains to the west of Boundary
Road, has been identified and addressed within
the Servicing Report - Appendix 2.

EAST ALBURY INDUSTRIAL PRECINCT - UTILITIES

SCALE:

1:3000

DRAWN:

R. Milton

DATE:

9/09/2011

AlburyCity
20 10 0

20

40

60

80

100

Meters

9

2. THE STUDY AREA

2.4 FLOODING

LEGEND

Council’s 1917 and 1974 flood lines indicate
that the study area is generally flood immune.
Minor impacts may occur along the eastern
boundary of the study area, adjacent to the
‘rural’ land and will be considered within the
design of the masterplan.

Flood Contours - 1917 (100 Years)
Flood Contours - 1975 (100 Years)
Albury LGA Boundary
Land Title Boundary
Dedicated Public Road
Contours
Subject Land

Refer to Flooding Map 4.
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2. THE STUDY AREA

2.5 BUSHFIRE
A buffer and category 2 zone extend along
the eastern boundary of the study area. This
element has been addressed within the
masterplan through the location of road and
open space within the category two zone.
Refer to Bushfire Map 5.

( 5 ) B US H F I R E M A P
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3. ECONOMIC IMPACT ASSESSMENT
EXECUTIVE SUMMARY

3. ECONOMIC IMPACT ASSESSMENT EXECUTIVE SUMMARY

An Economic Impact Assessment has been carried out to analyse the existing market in terms of
industrial land supply and demand across the city. The analysis determined that industrial lots
less than 5,000m2 in size are not considered to be well represented within the existing industrial
precincts. Therefore, to enhance the economy of Albury and provide a complete range of industrial
land lot sizes, the establishment of smaller lots at East Albury Industrial Precinct is considered
reasonable.
As there is interest to develop part of the site for bulky goods retailing, a further investigation was
carried out to review the existing market and likely demand for bulky goods retail in both Albury and
Wodonga and assess the viability impact of such a land use at the subject site.
The analysis determined that there is currently approximately 84,631m2 of bulky goods retail floor
space in Albury/Wodonga. Total regional expenditure in Albury/Wodonga in 2011 is estimated at
$913.8 million. On average, bulky goods retailers capture 20% of total household retail expenditure
while non-household bulky goods retail expenditure is calculated as an additional 25% of total
household expenditure. Based on the demand in 2011 (114,227m2) for bulky goods retail in Albury/
Wodonga there is a shortfall of approximately 29,596m2.
This shortfall provides adequate justification to develop part of the site for bulky goods retail. The
report recommends to limit GFA to 20,000m2 across 5ha, which will allow some of the bulky goods
take up to occur within the existing zoned areas in Albury and Wodonga. The recommendation
was made, acknowledging that these areas permitted various other uses and often presented
limited opportunities for bulky goods due to site configurations / sizes and existing unsuitable
vacant buildings on some of the sites.
(For full Economic Impact Assessment, refer to Appendix 1)
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4. SERVICE UTILITIES EXECUTIVE
SUMMARY

4.

SERVICE UTILITIES EXECUTIVE SUMMARY

To ensure the Masterplan is robust and viable, it was necessary to investigate the existing utilities
network and assess its capability to deliver efficient, accessible and sustainable utilities and
necessary infrastructure requirements, through a staged approach across the site.
Investigations revealed that the proposed development could be adequately served by all essential
services on a user pays basis. Water mains traversing the site were primarily high pressure trunk
mains that could not be tapped into. Water is available via reticulated mains that service adjacent
development. Although great care was taken to design around water mains on the site, the
preferred plan will require the realignment of a 200 mm main at a cost of $80 000. The benefit of
several unencumbered future development lots will offset this cost.
The preferred design also requires the realignment of a section of 750mm water main, partially on
government land and partially on private land. The cost for the relocation of the full extent of this
water main (through the effected study area) is in the order of $500 000, however approximately
50% of this cost could be saved if Council resolved to allow the main to remain inside the large
private lot to the east (bulky goods site). This lot would then need to be encumbered by a formal
easement and a restriction as to user placed by way of 88B covenant over the land.
A sewer solution has been determined for the site whereby it is serviced by a centrally located
Wastewater Pump Station, located to the south of lot 11 on the lower lying area of the site.
Electrical supply is available to the site via existing substations unless developments result that
require extraordinary loads. The report suggests the relocation of existing overhead lines beneath
ground for a cost in the order of $60 000.
Standard telecommunication services can be provided to the proposed development site.
Gas could also be provided on a user pays basis. Gas mains exist directly north of the site.
The management of stormwater has been considered as part of the overall Masterplan, but does
not detail the detention or retention systems for the overall estate. The expected outcomes of any
future development of the site shall be undertaken in accordance with Part 3 Stormwater Drainage
Design of the AlburyCity Engineering Guidelines for Subdivisions and Development Standards
with the main purpose of any urban stormwater drainage system being to collect and convey
stormwater to receiving waters, with minimal nuisance, danger or damage.
(For full Service Utilities report, refer to Appendix 2).
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5. THE MASTER PLAN

5. THE MASTERPLAN

5.1 PLANNING AND DESIGN INFORMANTS
A number of key planning / design factors have influenced the master planning process. These
include the following:

• Demographic growth of the city and the direction of Albury’s major growth corridor via
Thurgoona Wirlinga and its proximity to the subject site.
• Proximity to other industrial sites and market needs assessment to inform lot sizes and
appropriate land use.
• Land use context and conflicts, adequate buffers and visual / acoustic considerations.
• Planning constraints including stormwater / flooding and bushfire considerations.
• Existing network of water and electrical easements.
• Gateway / Landmark site and requirement for planning controls that will foster statement
development that presents the right image.
• Adequate traffic management to the site including conservation of highway function, site access,
circulation, parking provision.
• Provision of linkages for pedestrians, cyclists and motor vehicles for visitors to the river precinct.

5.2

DESIGN INFORMANTS

The key design objectives that have influenced the design of the Master Plan aim to facilitate the
development of a high quality employment node that encourages investment, job creation and
responds to the unique location and physical characteristics of the site.
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5. THE MASTERPLAN

5.2

DESIGN INFORMANTS

Key design informants include;
Views to the study area from Riverina
Highway and Albury Regional Airport exit,
are highly visible and present a ‘gateway’
opportunity for visitors to Albury. Key
actions include;
-- Construction of landscaped traffic roundabout to link Airport entry/exit, Riverina
Highway and Boundary Road. This
roundabout provides a legible entry and
sense of arrival to the East Albury Industrial
Precinct.
-- Provide esplanade road parallel to the
Highway, between Boundary Road and
Water Works Road, to maximise on this
highly visible location and provide visual
exposure to front interfaces for businesses
in this location. Service utilities to be
obscured from view from the Highway, with
building/public entries located directly off
the esplanade road.
-- Explore options to extend and connect onto
existing pedestrian / cycle paths running
adjacent to Riverina Highway, to connect to
river and to provide an integrated network.

Provide flexible layout options that enable
co-location of similar and/or complimentary
services, where possible.
-- The Council depot site and State Property
Authority depot have been co-located on
the western portion of the precinct, between
Waterworks Road and Mungabareena
Road.
-- Opportunities exist to provide shared staff
facilities and amenities for depot staff, such
as lunch rooms, ablutions, meeting rooms
etc. Other potential shared depot facilities
may include washbays, storage and
parking etc.
-- Establish two light industry sub precincts,
either side of Boundary Road, orientating
onto Boundary Road. Cater for smaller
light industry sites (approx. 2480m2 to
3770m2) and configure to allow potential
combining of two, three or four lots into
single large sites, if required.

Provide an efficient and safe movement
network that promotes convenient access
for industrial vehicles, as well as enabling
convenient public transport, pedestrian and
cycle movement.

Respond to unique features of the study
area, including its proximity to the river and
riverside recreation areas.

-- Establish Boundary Road as the key access
road through the precinct. Reduce width of
Boundary Road, while maintaining existing
service infrastructure along the eastern
edge of this road.

-- Reinforce views and linkages to the river
and Island Road from Boundary Road and
Water Works Road, for pedestrians, cyclists
and motorists.

-- Establish Water Sensitive Urban Design
linear landscaped areas, such as bio
swales within the central reserve of
Boundary Road and alongside pedestrian
paths, throughout the exisitng and
proposed road network.

-- Provide esplanade road along a substantial
portion of the eastern interface to rural open
space, with linkages to future pedestrian/
cycle path network and view corridors to
adjoining rural lands.
-- Established landscaped interface to
Mungabareena Road, adjacent to depot
sites and along interface to RIverina
Highway.

-- Locate Bulky Goods site on north eastern
portion of the study area (privately owned
land) to ensure visibility from Highway and
ease of access.
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5.3 THE MASTERPLAN

LEGEND

The Masterplan includes three key land uses;

1

Bulky

2

Light Industry

3

Council & Spa Depot

4

Boundary Road Link to
River

-- Light Industry; the inclusion of light
industry is consistent with existing site
zoning
-- Bulky Goods

Albury Regional
Airport

Goods

-- Council and State Property Authority
(SPA) Depots
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5. THE MASTERPLAN

5.3.1 LIGHT INDUSTRY
The Master Plan accommodates proposed
light industry sites adjacent to Boundary Road
and establishes Boundary Road as the focal
element, integrating all components of the
plan.
18 light industry lots are included, ranging
from approximately 2480m2 to 3775m2,
consistent with the recommendations as
set out in the Economic Impact Assessment
(Appendix 1) . Opportunities exist to
combine two, three or four lots, should
larger premises be required.

•

6 lots orientate towards proposed new road
network.

•

10 lots (almost 60% of lots) have the
opportunity for access points off two street
frontages.
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sites.
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5. THE MASTERPLAN

5.3.2 BULKY GOODS
The Economic Impact Assessment (Appendix
1), confirms the requirement for additional
bulky goods sites within Albury.
•

A site of approximately 5.9 ha is
earmarked for bulky goods, adjacent to
Riverina Highway. The allocated size of
approximately 5.9ha takes into account
a considerable water main easement,
traversing the north western corner of the
site.

•

The bulky goods site interfaces with the
Riverina Highway and Boundary Road,
providing this site with high levels of
visibility and exposure.

•

Medium to low level landscaping
solutions acceptable over water mains
open space area.
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5. THE MASTERPLAN

5.3.3 COUNCIL DEPOT
The Council Depot includes a site of
approximately 5.1ha to 5.3ha (subject to
SPA depot and Council requirements). The
site contains 3 water main easements and
an electrical easement, however, due to
the need for outdoor storage areas/ yards
and circulation space within the depot,
these easements should not impact on the
functionality of the depot.

p

De

The offices / facilities component of the
depots will be located on the northern
portion of the depot site, visible from
Riverina Highway.

*

The open storage yards will be located to
the south of the site, abutting the Water
Works site. This area has low levels of
visibility from surrounding areas and as
such will have a low level visual impact on
surrounding interfaces.
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The site is located along the western edge
of the precinct, accessed off Water Works
Road. A landscaped interface will be
provided to minimise the visual impact of
the depot on nearby residences.
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Building location and depot boundaries are conceptual and notional only
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5. THE MASTERPLAN

5.3.4 STATE PROPERTY
AUTHORITY (SPA) DEPOT
SPA depot is approximately 0.8 ha to 1.25ha,
subject to confirmation of agencies requiring
premises within the depot. This depot is
located along Water Works Road, adjoining the
Council Depot. This co-location will facilitate
sharing of staff facilities and other potential
collective infrastructure.
Open yards and stores will be located away
from the Water Works Road interface to
minimise the visual impact of this component
of the depot on surrounding interfaces.
Riv

eri

na

h
Hig

wa

y

Offices &
Facilities

W
at
er

d

W

oa

ks

ga
ba

t

un

po

c

M

un

Co

e
il D

0

1:2500@A3

*
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5. THE MASTERPLAN

An extensive network of linear green spaces
can be accommodated within the generous
road reserves, and along external interfaces
throughout the precinct. These spaces can
be designed to accommodate rain gardens
/ swales, street trees and pedestrian / cycle
paths.

LEGEND

*

A number of ‘green’ nodes are also provided,
at key interface locations between the precinct
and adjoining rural lands and also as a central
core within the light industry precinct. These
areas can accommodate outdoor seating,
shaded areas, rain gardens and potentially a
cafe for employees and visitors.

Potential Rain
Gardens / Swales
Open Space Nodes
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5.3.5 GREEN/OPEN SPACE
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Murray River
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6. DESIGN GUIDELINES FOR LIGHT
INDUSTRIAL LOTS

6.

DESIGN GUIDELINES

The design guidelines have been prepared to
provide direction to the design and site layout
of the light industry sites in order to ensure a
consistent, appropriate and high quality built
form outcomes.
This will ensure the East Albury Industrial
Precinct is attractive to businesses, customers,
employees as well as the broader community
of Albury.

6.1 ACCESS AND
CIRCULATION

6.2 CAR PARKING AND
CIRCULATION

6.3 SERVICING, LOADING
AND TRUCK PARKING

The East Albury Industrial Precinct has been
designed for pedestrians, cyclists, trucks and
cars.

•

Car parking is not permitted within the 5
metre landscaped setback zone from the
primary street interface.

•

Designated truck loading/parking bays
to be provided. No truck parking in
landscaped zone.

•

•

Car parking should not exceed 60% of the
extent of the front elevation of development.

•

Street parking of trucks not permitted.

•

•

Car parks must be set back 1.5 metre
from the edge of the building to allow for
pedestrian path, landscaping and vehicle
overhang.

No truck parking permitted adjacent to
outside air intake or natural ventilation.

•

Truck loading and servicing to occur within
the site and not on public roads.

Pedestrians and cyclists; provide where
possible, separate pedestrian and cycle
circulation along Boundary Road linking
to the river, and an integrated network of
paths, linking to existing pedestrian / cycle
networks.

•

Maintain clear site lines for pedestrians and
cyclists at all cross overs.

•

•

•

Ensure secure bicycle lock up facilities,
showers and lockers within industrial lots,
bulky goods site and depot sites.

Preferred location of car parking zones
along side boundaries of lot and behind
the front building line.

Loading bays within sites should be
located preferably to the rear of the site and
screened from view.

•

Carparking to be provided as per standard
requirements of Part 17, Albury DCP 2010.

•

Loading/ service areas to be integrated with
built form and landscaping treatments.

•

Loading and service areas to be sealed
/ paved with a concrete slab or bitumen
paving

•

One bike space/lockup facility to be
provided per ten car spaces.
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6.

DESIGN GUIDELINES

6.4 SITE LAYOUT

6.5 GENERAL
ARCHITECTURALAND BUILT
FORM CONSIDERATIONS

6.4.1 Front setback
•

Buildings to be set back a minimum of
5 meters from front boundary for single
storey components and 10 metres for
double storey components.

•

6.4.2 Side setbacks
•

•

•

•

Setbacks on corner lots must allow for
Australian Standard site lines for vehicular
traffic. For buildings fronting the secondary
street, a 5 metres setback applies, subject
to above.

•

Buildings may be constructed with a nil
setback to one side boundary, subject to
approval by Albury City.

•

A minimum 1.5 metres landscape setback
to edge of one side boundary is required.

6.4.3 Building heights
•

As a general guide, a maximum height
of 9m is recommended, with a maximum
4 metres office component on the front
(primary street boundary) of sites.
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E A S T

A L B U R Y

framing members, cladding, expressed
joins or other design elements.
•

Innovative, contemporary and
environmentally sustainable buildings are
encouraged, with ESD elements exposed
and highlighted, such as solar panels etc.

•

Robust vandal proof materials, fixtures and
fittings to be used.

Buildings exterior wall colour to be finished
with high quality materials and products
and colours that compliment the desired
character of the locality as a high quality
industrial precinct.
Roof sheeting where exposed to view must
have a Colorbond or equal finish with low
reflectivity.

Buildings to orientate towards street
frontage with offices, entries and pedestrian
areas fronting on to streets, improving
surveillance and visual interest. No public
entries to buildings to be located to the side
or rear of buildings.
Provide screens to hard stand, loading,
rubbish bins and plant equipment etc.
to minimise the visual impact of these
elements.

•

Materials for the construction of walls on or
near boundaries to be consistent with those
used for the primary building.

•

Provision of quality outdoor amenity area
for staff (for lunch and recreation).

•

Buildings must not adopt colonial,
federation or other heritage themes.

•

Building facades that are off-form concrete
or tilt slab are to be at a minimum painted
finish.

•

Building facades that are masonry walls
must be rendered and painted.

•

All buildings shall provide a canopy, recess,
awning or colonnade etc. at the principal
entry.

•

All front facades shall be significantly
articulated or broken up by projections,
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6.6 ENVIRONMENTALLY
SUSTAINABLE
INITIATIVES BUILDING
STANDARDS
•

Building orientation to maximise on north
– south orientation where possible, and
provide shading devices for west facing
openings.

•

Orientation and openings to maximise on
natural cross flow ventilation .

•

Use of solar hot water, rain water collection
and reuse are required.

•

Energy efficient lighting to be used
throughout buildings.

•

Waterless urinals to be installed.

•

Gas boosted solar hot water for staff
amenities (kitchen, showers etc)

•

Rain water tanks (minimum 10,000 litres)
required for flushing toilets, irrigation and
other non potable water uses.

•

Strategic use of transparent/ translucent
wall and roof cladding, to increase natural
light.

•

Materials with low reflective values to be
used.

•

90% of construction waste to be recycled.
Waste Management Plan to be provided to
Council.

6.

DESIGN GUIDELINES

6.7 LANDSCAPE DESIGN
GUIDELINES
6.7.1 General
•

Landscaping on lots to compliment street
landscaping and consider pedestrian safety
and surveillance (visual clearance zones).

•
•

6.7.4 Signage
•

Business signage to be integrated with built
form and subject to approval by Albury City.

Native drought tolerant species to be used.

•

General directional signage to be provided.

One tree to be provided for every 6 metres
of allotment frontage, within lots.

•

Consistent signage to be provided across
precinct, subject to further detail.

6.7.2 Fencing
•

Fences and gates to be integrated with
the design of the buildings and should be
visually permeable.

•

Fences and gates should set back behind
the building line, to ensure prominence of
the built form. No fencing permitted in front
of the building line.

•

Front fencing to be black ‘pool type’
palisade fencing or similar standard that is
complimentary to the precinct.

•

Remainder of side / perimeter fencing to
be black coated mesh, maximum height
1.8 metres. No razor wire or barbed wire
permitted.

6.8 WATER SENSITIVE
URBAN DESIGN
PRINCIPLES
•

Minimise the use of potable water through
the collection and reuse of rainwater and
storm water.

•

All impervious surfaces to be adequately
served with appropriate storm water inlets
to ensure stormwater is handled within the
site boundary prior to legal discharge.

•

Storm water to be accommodated in
landscaped road reserves and parking
areas by incorporating rain gardens /
bioswales.

•

Typical bioswales range from 600mm to
2400 mm wide, with a 1-2% longitudinal
slope, or dished between weirs on steeper
slopes. Bioswale side slopes are usually no
more than 3:1, horizontal to vertical.

•

Bioswales contribute to minimising the
environmental impact of stormwater run
off. Slowing down storm water runoff from
roads and hard surfaces, and allowing
seepage into landscaped drainage
channels including an underground
system of perforated pipes and gravel filled
trenches. (Refer to section 5.3.5)

6.7.3 Lighting
•

All car parking and pedestrian paths to be
lit to ensure security and amenity.

•

Energy efficient systems are preferred.
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7. CONCLUSION

7. CONCLUSION

The Masterplan for East Albury Industrial Precinct focuses on delivering a design response that
recognises the unique location and characteristics of this precinct while ensuring that proposed
land uses and urban form will promote a high quality employment node that promotes investment
and sustainable job creation for the Albury region.
The inclusion of a Council Depot and a State Property Authority Depot ensures that these facilities
are consolidated and integrated so as to provide best practice depot designs, including where
possible, co-location and facilities sharing, while enabling existing depot sites in Albury City to be
more efficiently and appropriately utilised/redeveloped.
The masterplan provides a balance between public sector requirements, light industry opportunities
and bulky goods development, and integrates these land uses through the provision of high quality
landscaped streets, water sensitive urban design opportunities and appropriate interfaces to
surrounding areas.
The masterplan focuses on setting up the preconditions that will encourage investment and job
creation within this region, through the development of an efficient, environmentally attractive and
sustainable precinct that has a distinct identity within its broader context. The layout is efficient and
where possible, accommodates existing numerous easements within public land, while maximising
on development opportunity.
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8. APPENDICES
APPENDIX 1: ECONOMIC IMPACT ASSESSMENT
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Summary
Introduction
The purpose of this report is to prepare an Economic Impact Analysis for the East Albury Industrial Precinct
located on the Riverina Highway, Thurgoona. This Economic Impact Analysis forms part of the master plan
being developed to provide a framework to guide and facilitate future development and subdivision of the
site.
Subject Site
The East Albury Industrial Precinct is located on the Riverina Highway in Thurgoona and occupies
approximately 31.4 Ha. Industrial uses are considered to be suitable for the subject site, which can take
advantage of its location opposite Albury Airport and Airport Park Industrial Estate, as well as the Riverina
Highway which links to the Hume Freeway, a major thoroughfare linking Sydney to Melbourne. These
factors create a competitive advantage in attracting industrial users to the site, which has the opportunity to
provide market ready high quality industrial land.
Bulky goods retail uses are also considered to be suitable for the subject site, as it is located on a major road
with a high degree of accessibility and exposure. It will also be able to take advantage of its location
proximate to the Harvey Norman Homemaker Centre, providing a critical mix and mass of retailers. As the
subject site is located in Thurgoona, one of the Urban Release Areas outlined in the Albury Local
Environmental Plan (LEP) 2010, it is well positioned to cater to the future growth of Albury.
Albury is also located adjacent to Wodonga, with the Albury/Wodonga region forecast to increase by 40.4%
over the next 20 years to 125,897 people in 2031. This population growth will increase demand for industrial
and bulky goods retail uses within the region.
Planning Documents
Based on planning documents including the Albury 2030 Community Strategic Plan and the Albury City
Interim Economic Development Strategy 2009-2012, the Strategic Plan outlines targets for industrial
development within Albury including achieving a minimum of 10 years supply of undeveloped urban land
(including industrial), encouraging new manufacturing and commercial businesses to Albury/Wodonga,
particularly green industries, and providing infrastructure to meet industry needs. The Interim Economic
Development Strategy outlines the aspiration for market ready industrial land to support large and medium
heavy industry, as well as an adequate supply of industrial land to support the development and/or
expansion of small to medium enterprises. In order to achieve this target, a significant amount and diversity
of industrial land will need to be provided.
Industrial Overview
Industrial precincts within Albury include the established North Albury, South Albury and East Albury
precincts, as well as Dallinger Estate and Thurgoona Industrial Estate. Albury City Council has also released
land within the Airport Park and Airside North Industrial Estates, and is to release land within the Albury
Industrial Hub in November 2011. Excluding the Thurgoona Industrial Estate, land in these precincts is
zoned as IN1 General Industrial under the Albury LEP 2010. Land in the Thurgoona Industrial Estate and a
small portion of Airside North Industrial Estate that is yet to be developed is zoned as IN2 Light Industrial.
The majority of future industrial land supply is located within the Airport Park and Airside North Industrial
Estates in Thurgoona and Albury Industrial Hub in Ettamogah. In terms of catering to the market, Airport
Park Industrial Estate supports light industry on smaller lots, Airside North Industrial Estate supports small
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and medium sized industry on small to medium sized lots, while the Albury Industrial Hub is expected to
provide market ready industrial land to support large and medium heavy industry on larger lots, fulfilling the
aspirations of the Interim Economic Development Strategy. The smaller lots within Airport Park Industrial
Estate have sold fast, while the medium to larger sized lots within Airside North Industrial Estate have
experienced sluggish sales, primarily due to a slowing of demand arising from the Global Financial Crisis
(GFC).
Land that is less than 5,000 Sq M in size is not considered to be well represented within the existing
industrial precincts. Therefore, to enhance the economy of Albury and provide a complete range of industrial
land lot sizes, the establishment of smaller lots at East Albury Industrial Precinct is considered reasonable.
Lots of this size are also considered to be suitable to meet the needs of Albury City Council, who wish to
relocate their existing depots and two other storage areas, and the State Property Authority (SPA), who wish
to relocate and consolidate several of their agencies including the RTA, Livestock, Health and Pest Authority,
fisheries and waterways to the site. Combined, they will require approximately 4.4 Ha of land on the site.
It is therefore recommended that 4.4 Ha of land within the East Albury Industrial Precinct be retained for
Council and the SPA. It is also recommended that the East Albury Industrial Precinct comprise of lots 2,000
to 5,000 Sq M in size. The design of the lots should retain the opportunity to be customised for the end user,
that is, two 2,500 Sq M lots having the capacity to merge into a 5,000 Sq M lot if required, as well as the
opportunity for a 5,000 Sq M lot to be subdivided into two 2,500 Sq M lots if required. If the 4.4 Ha of land is
not utilised by Council and the SPA, it should retain the opportunity to be developed as lots 2,000 to 5,000
Sq M in size for industrial lots.
Bulky Goods Retail Overview
Based on discussions with Albury City Council, there are five bulky goods retail precincts located within
Albury. These precincts are located within the Zone B4 Mixed Use and Zone B6 Enterprise Corridor areas
under the Albury LEP 2010. These include Hume Street, Albury; Young Street, Albury; Wagga Road,
Lavington; Urana Road, Lavington; and Borella Road, East Albury, which includes the Harvey Norman
Homemaker Centre. Excluding the Borella Road, East Albury precinct, all bulky goods precincts are located
in Zone B4 Mixed Use and subsequently comprise a variety of uses including general retail, commercial and
residential.
Bulky goods retail within Wodonga is located within the Business 4 Zone (B4Z) under the Wodonga Planning
Scheme which also accommodates manufacturing industry and associated business services. Bulky goods
retail located within the B4Z is concentrated on Anzac Parade within the Bunnings precinct and the
Wodonga Homemaker Centre.
There are several vacancies within the Zone B4 Mixed Use areas in Albury, particularly within the Wagga
Road, Lavington precinct. As a Zone B4 Mixed Use area, these vacancies are not necessarily suitable for
bulky goods retail, with vacant site configurations suitable for car yards, retailers and light industrial uses.
Wodonga City Council also outlines approximately 62,050 Sq M of vacant B4Z land in Wodonga; however it
is likely that most of this will be developed as manufacturing industry and associated business services as
well as bulky goods retail uses, in line with the current development pattern within the B4Z. Overall, based
on data from the Albury & Lavington Retail Floorspace Demand Analysis as well as discussions with Albury
City Council, there is estimated to be a total of 62,031 Sq M of bulky goods retail supply in Albury and 22,600
Sq M in Wodonga. This equates to a total of 84,631 Sq M of bulky goods retail floorspace in
Albury/Wodonga.
In terms of proposed future supply, there is a development proposal for an 8,000 Sq M site to be developed
with approximately 4,500 Sq M GFA of bulky goods retail adjacent to the Harvey Norman Homemaker
Centre on the corner of Borella Road and Drome Street in East Albury. In addition, the Independent
Construction Group (ICG) has a 12 month option to purchase 10.6 Ha of land on the subject site known as
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Murrawatta. The concept sketch outlines a development comprising a 13,500 Sq M hardware store, 13,000
Sq M of bulky goods retail, 11,600 Sq M of light industrial uses and ancillary uses.
There is currently approximately 84,631 Sq M of bulky goods retail floorspace in Albury/Wodonga. Total
regional expenditure in Albury/Wodonga in 2011 is estimated at $913.8 million. On average, bulky goods
retailers capture 20% of total household retail expenditure while non-household bulky goods retail
expenditure is calculated as an additional 25% of total household expenditure. Based on the demand in
2011 (114,227 Sq M) for bulky goods retail in Albury/Wodonga there is a shortfall of approximately 29,596
Sq M. Based on current supply this is expected to increase to approximately 42,108 Sq M in 2016, 55,927
Sq M in 2021 and 83,626 Sq M in 2031.
In 2021 there is estimated to be a shortfall of 55,927 Sq M of bulky goods retail floorspace within
Albury/Wodonga. The proposed 4,500 Sq M bulky goods retail development combined with the proposed
26,500 Sq M hardware/bulky goods retail by the ICG equates to more than half of this shortfall, however the
vacancies within the existing Zone B4 Mixed Use areas are likely to remain. While the vacant site
configurations are considered to be more suitable for car yards, retailers and light industrial uses over bulky
goods retail uses, the opportunity will remain for these vacant spaces to redevelop as bulky goods retail and
absorb some of the bulky goods retail demand. In addition, while most of the 62,050 Sq M of vacant land
within the B4Z in Wodonga is likely to develop as manufacturing industry and associated business services,
there is also the opportunity to develop part of this as bulky goods retail and absorb some of the demand.
The development of 26,500 Sq M over 10.6 Ha of the subject site is therefore considered to be too excessive
and may exacerbate the vacancies within the existing precincts if it were to be developed now as it would
absorb all of the calculated demand for bulky goods retail in Albury/Wodonga over the next 10 years.
RPS therefore recommends the following:
 Limit the initial stage of bulky goods retail by the ICG on the subject site to 20,000 Sq M over 5 Ha, which
will facilitate some of the demand being absorbed by the existing vacancies within the Zone B4 Mixed
Use and B4Z areas.
 In order to maximise the bulky goods retail component on the subject site, bring this initial 20,000 Sq M of
bulky goods retail to the market in line with population growth and demand.
 Any expansion to this site would need to be the subject of a detailed needs assessment and would expect
to occur after 2016/2017. At this time monitor the trends in the provision of bulky goods to determine if
these recommendations need to be revisited.
It is imperative that the bulky goods retail development be developed along the Riverina Highway and
designed with high accessibility and exposure in order to have the opportunity to trade successfully.
The remaining 5.6 Ha of the ICG site should be developed as industrial land 2,000 to 5,000 Sq M in size as
recommended. If the ICG decide not to proceed with bulky goods retail development, it should retain the
opportunity to be developed as lots 2,000 to 5,000 Sq M in size for industrial uses.
Impact Assessment
RPS has recommended predominantly industrial uses for the subject site. The development of industrial
uses on the subject site is not anticipated to impact on commercial or retail uses (including the core retail
areas of Albury and Lavington) within Albury. In addition, the development of industrial uses on the subject
site is not anticipated to impact on industrial uses within Albury. Industrial uses on the subject site are well
positioned to complement the existing industrial uses within Airport Park Industrial Estate, which is reaching
capacity, and continue to support small industry on smaller lots. Industrial uses on the subject site will
therefore not impact on industrial uses within Albury, but rather complement the existing precincts with the
provision of a diversity of land sizes across the City.
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Up to 20,000 Sq M of bulky goods retail on up to 5 Ha of land has also been recommended for the subject
site. While there are vacancies within the Zone B4 Mixed Use areas, these sites are not necessarily suitable
for bulky goods retail, with vacant site configurations suitable for car yards, retailers and light industrial uses.
The cost of knocking down existing buildings to achieve a larger floorplate for bulky goods retail within these
precincts is considered to be too costly and therefore a deterrent for new bulky goods retailers looking to
enter the local market. In addition, while there are vacancies within the B4Z areas in Wodonga, it is likely
that most of this will be developed as manufacturing industry and associated business services as well as
bulky goods retail uses, in line with the current development pattern within the B4Z.
The subject site’s location proximate to the Harvey Norman Homemaker Centre may see it attractive for
some existing bulky goods retailers to relocate to the site. While this would have a short term impact on
other bulky goods retail precincts, the proposed 26,500 Sq M of bulky goods retail for the site has been
recommended to be reduced to 20,000 Sq M so that the existing and any vacancies caused by the relocation
of a bulky goods retailer can be absorbed by the demand for additional bulky goods retail within
Albury/Wodonga, where there is an existing undersupply. The subject site also provides the opportunity to
attract bulky goods retailers that are currently not located in Albury/Wodonga, or new players in the market
that cannot be accommodated on existing sites within Albury/Wodonga.
The development of industrial uses on the subject site is therefore anticipated to have minimal impact on the
existing commercial, retail or industrial markets in Albury, including the core retail areas of Albury and
Lavington. While the development of bulky goods retail on the subject site may provide short term impact on
existing retail precincts with the potential relocation of some retailers, this impact is expected to be minimised
over time based on increased expenditure and demand for bulky goods retail from population growth.
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1.0

Introduction

This report has been prepared in response to a request from Michael Keys of Albury City Council in August
2011. The purpose of this report is to prepare an Economic Impact Analysis for the East Albury Industrial
Precinct located on the Riverina Highway, Thurgoona. This Economic Impact Analysis forms part of the
master plan being developed to provide a framework to guide and facilitate future development and
subdivision of the site.
Based on FIL11/01598 Specification of Services Preparation of Masterplan for East Albury Industrial Precinct
provided by Albury City Council, the Economic Impact Analysis is to include:
 Economic needs assessment;
 A review of any potential impacts on existing markets (Commercial, Retail or Industrial) in the Albury
area; and
 Specifically gives regard to potential impacts on existing core retail areas of Albury and Lavington.
These terms form the Terms of Reference for this Economic Impact Analysis.
This report has been prepared based on desktop research, with no site visit undertaken.
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2.0

Site Assessment

2.1

Introduction

This section provides a regional overview of Albury as well as an assessment of the characteristics of the
site and surrounding land uses from a market and economic perspective to determine the most relevant
locational considerations for the site.

2.2

Albury

Albury is located on the border of New South Wales and Victoria and covers an area of 306.7 Sq Km. It is
located approximately 310 Km north east of Melbourne and 570 Km south west of Sydney. Albury borders
the City of Wodonga in Victoria. The current (2011) population of Albury is estimated by Albury City Council
and forecast.id to be 52,062 people. This is forecast to increase by 36.6% over the next 20 years to 71,120
people in 2031. The broader Albury/Wodonga population is estimated to be 89,698 people in 2011, forecast
to increase by 40.4% over the next 20 years to 125,897 people in 2031.
The Albury Local Environmental Plan (LEP) 2010 has outlined Urban Release Areas within Thurgoona,
Wirlinga and Table Top to house future residential growth within Albury. These areas are expected to house
an additional 12,000 dwellings and subsequent 30,000 residents over the next 30 to 50 years. Greenfield
development is also anticipated to occur in Hamilton Valley and Springdale Heights, while infill development
is expected to occur in Lavington, Albury Central and North Albury.

2.3

Site Assessment

The East Albury Industrial Precinct (the subject site) is located on the Riverina Highway in Thurgoona. It
occupies approximately 31.4 Ha and includes land parcels owned by the NSW Crown Lands Division and a
private land owner. The subject site is zoned as IN1 General Industrial in the Albury LEP 2010.
The site’s location on the Riverina Highway provides it with a high degree of accessibility and exposure to
passing traffic. The Riverina Highway is a major road that connects to the Hume Freeway, a major
thoroughfare linking Sydney to Melbourne. The subject site also gains exposure from its location opposite
Albury Airport, the second busiest airport in Regional New South Wales. Development on the subject site
therefore has the opportunity to capitalise on the important transportation and employment hub of the airport.
Other uses surrounding the subject site include Airport Park Industrial Estate, a water filtration plant, the
Murray River, the Harvey Norman Homemaker Centre, residential uses and Albury Base Hospital.
Figure 1 provides an aerial overview of the subject site and surrounds. Aerial imagery used has been
sourced from NearMap.

110030-3; 27 October 2011

Page 6

The Hume Freeway is a
major thoroughfare that
passes through Albury,
linking Sydney and
Melbourne.

Albury Airport is the
second busiest airport
in Regional NSW. It is
serviced by Qantaslink,
Regional Express,
Virgin Australia and
Brindabella Airlines.
Smartair charter
services are also
available.

Harvey Norman
Homemaker Centre
comprises Harvey
Norman, Joyce Mayne,
Spotlight, Beacon
Lighting, BCF,
Freedom, Curtain
Wonderland, Sleep
City, Everyday Living,
Early Settler
Recollections, Vast
Interior, Focus on
Furniture and Godfreys.

Airport Park Industrial
Estate is located
adjacent to Albury
Airport and is mostly
developed.
The Riverina Highway
provides access to the
site and Airport and
connects to the Hume
Freeway.

Subject Site

0
00
00
0

Albury Base Hospital
provides 166 beds.

metres
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Figure 1: Site and Surrounding Land Uses
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2.4

Planning Documentation

2.4.1

Albury 2030 Community Strategic Plan

The Albury 2030 Community Strategic Plan is based on four principal themes that have emerged from
community consultation that was conducted in 2009, including having:
 A growing economy;
 An enhanced natural environment;
 A caring community; and
 A leading community.
The theme most relevant to development on the subject site is a growing economy, whereby the Strategic
Plan recognises the need to grow Albury and its population in order for businesses to confidently increase
and expand their workforce. In order to plan and cater for increased population growth, the targets for 2012
are to achieve a minimum of 10 years supply of undeveloped urban land (including industrial). The 2020
targets are for undeveloped urban land (including industrial) to not drop below this 10 years supply.
Population growth is to occur in line with the 20 year average of 1% growth per annum.
In order to promote Albury for industrial and business, the Strategic Plan outlines strategic action priorities of
encouraging new manufacturing and commercial firms to Albury/Wodonga, particularly green industries.
Other priorities include facilitating growth of existing businesses and industry as well as providing
infrastructure to meet industry needs.
2.4.2

2009-2012 Interim Economic Development Strategy

According to the 2009-2012 Interim Economic Development Strategy, Albury has many opportunities to
positively contribute to its continued growth and development as a major regional economy. The Strategy
outlines the vision for Albury to have “a vibrant and diverse economy growing through investment and job
creation”.1 The strategic objectives to achieve this vision include developing land for industry within the
Airside North, Airport Park and Albury Industrial Hub industrial estates. Key strategies include maintaining
an adequate supply of market ready high quality industrial land, which involves establishing the Albury
Industrial Hub, developing Stage 3 of Airport Park Industrial Estate, managing sales and creating a future
development plan for Stages 4 to 6 of Airside North Industrial Estate, investigating the provision of freehold
land within the Airport and identifying future sites for industrial development.
The Interim Economic Development Strategy outlines several strengths, weaknesses, opportunities and
challenges for Albury. Some of the strengths outlined include the capacity to attract private sector
investment for development (e.g. Harvey Norman Homemaker Centre), having been a proven performer in
the development and sale of industrial land, and having a market ready supply of high quality industrial land
to support medium sized enterprises. One of the weaknesses outlined is having a lack of market ready
industrial land to support large and medium heavy industry. Identified opportunities include establishing the
Albury Industrial Hub to support large scale and medium heavy industry and maintaining an adequate supply
of industrial land to support the development and/or expansion of small to medium enterprises. A challenge
outlined by the Strategy is establishing a point of difference for Albury in the national marketplace.

1

Albury City 2009-2012 Interim Economic Development Strategy, p4
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2.4.3

Albury Development Control Plan 2010 – 18 Albury Airport

The Development Control Plan (DCP) states that Albury Airport is an important regional facility for residents
of Albury-Wodonga, as well as the wider regional community, business sector and governments. The
importance of the Airport is expected to increase over time based on the demands on transport, travel,
accessibility and convenience. The DCP therefore states that the long term viability of the Airport needs to
be protected and strengthened, with proximate land uses being developed to recognise the priority of the
Airport and not adversely affect the ongoing safety and operational efficiency of this facility.
In terms of future development in and around Albury Airport, the DCP states that much of the land located to
the immediate south and east of the runway is owned and controlled by Council. This land is zoned as IN1
General Industrial and has been designated as an industrial estate for uses that are airport compatible.

2.5

Implications

Albury is strategically located between Sydney and Melbourne, with the Hume Freeway passing through the
City. The Riverina Highway, on which the subject site and other uses such as Albury Airport, Airport Park
Industrial Estate and Harvey Norman Homemaker Centre are located, provides linkages to the Hume
Freeway. Albury is also located adjacent to Wodonga, with the Albury/Wodonga region forecast to increase
by 40.4% over the next 20 years to 125,897 people in 2031. This population growth will increase demand for
industrial and bulky goods retail uses within the region.
In order to diversify the Albury economy and attract new industry to the region such as green industries (as
outlined in the Community Strategic Plan), as well as to maintain an adequate supply of market ready high
quality industrial land (as outlined in the Interim Economic Development Strategy), a significant amount and
diversity of industrial land will be required to cater to these new industries. Industrial uses are considered to
be suitable for the subject site, which can take advantage of its location opposite Albury Airport and Airport
Park Industrial Estate, as well as the Riverina Highway which links to the Hume Freeway. These factors
create a competitive advantage in attracting industrial users to the site, which has the opportunity to provide
market ready high quality industrial land.
Bulky goods retail uses are also considered to be suitable for the subject site, as it is located on a major road
with a high degree of accessibility and exposure. It will also be able to take advantage of its location
proximate to the Harvey Norman Homemaker Centre, providing a critical mix and mass of retailers. As the
subject site is located in Thurgoona, one of the Urban Release Areas outlined in the Albury LEP 2010, it is
well positioned to cater to the future growth of Albury.
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3.0

Industrial Overview

3.1

Introduction

This section provides an overview of the industrial areas within Albury. This will include analysis of supply
and demand to determine the need and type of industrial suitable for the subject site.

3.2

Existing Industrial Precincts

Industrial precincts within Albury include the established North Albury, South Albury and East Albury
precincts, as well as Dallinger Estate and Thurgoona Industrial Estate. Albury City Council has also released
land within the Airport Park and Airside North Industrial Estates, and is to release land within the Albury
Industrial Hub in November 2011. Excluding the Thurgoona Industrial Estate, land in these precincts is
zoned as IN1 General Industrial under the Albury LEP 2010. Land in the Thurgoona Industrial Estate and a
small portion of Airside North Industrial Estate that is yet to be developed is zoned as IN2 Light Industrial.
Figure 2 illustrates the existing industrial precincts located within Albury. This map is indicative only.
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Industrial Precincts
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Figure 2: Albury Industrial Precincts

3.2.1

North Albury

Approximately 51 Ha has been identified as General Industrial within the North Albury industrial precinct.
Lots range in size from 362 Sq M to 3.5 Ha. The average lot size is 3,457 Sq M. Tenants within this
industrial area include GeoFabrics, PFD Foods, Xypex Australia, Spitwater Australia, 21st Century Boats
(Malibu Boats), Brad Jones Racing and Transpacific Technical Services. This area is approaching capacity,
with approximately 1.6 Ha of vacant industrial land over 9 lots available. The average vacant industrial lot is
1,817 Sq M in size.
3.2.2

South Albury

Approximately 33 Ha of General Industrial land has been identified in South Albury. Lots range in size from
191 Sq M to 3.9 Ha. The average lot size is 4,460 Sq M. This industrial area includes tenants such as
Border Express, Cooper Tools, O’Brien Transport, Joss Construction/Distribution and Macquarie Worsteds

110030-3; 27 October 2011

Page 11

Textiles. Approximately 1.1 Ha of vacant industrial land is available over 5 lots. The average vacant
industrial lot is 2,130 Sq M in size.
3.2.3

East Albury

Approximately 49 Ha of General Industrial land has been identified in East Albury. Lots range in size from
766 Sq M to 10 Ha. The average lot size is 1.3 Ha. This industrial area includes tenants such as Kimberley
Clarke, Falcon Spares and Repairs, Milestone Chemicals Australia, Australian Ramp Systems and Europcar.
Approximately 14.4 Ha of vacant industrial land is available over 8 lots, including part of the subject site. The
average vacant industrial lot is 8,738 Sq M in size.
3.2.4

Dallinger Estate / Lavington

Approximately 103 Ha has been identified as General Industrial within Lavington, which includes the
Dallinger Estate. Lots range in size from 1,500 Sq M to 12.1 Ha. The average lot size is 1.3 Ha. Tenants
within this industrial area include Hartwigs Truck Service and Repairs, Hutcheon and Pearce (John Deere
Tractor sale/service and repairs), Drive Train International, Blacklocks Vehicle Sales and Repairs, PBA
Safety, Bluescope Steel Distribution, Jayco Caravans and Landmark (Rural Supplies). Approximately 30 Ha
of vacant industrial land over 17 lots is available. The average vacant industrial lot is 1.8 Ha in size.
3.2.5

Thurgoona Industrial Estate

Approximately 31 Ha has been identified as Light Industrial within the Thurgoona Industrial Estate. Lots
range in size from 6,830 Sq M to 7.9 Ha. The average lot size is 2.4 Ha. Tenants within this industrial estate
include Iplex Pipes, DTD Engineering, Graeme Berry Constructions and Snopak Manufacturing.
Approximately 16 Ha of vacant industrial land is available, with two lots yet to be subdivided. Of the lots that
are subdivided, the average vacant industrial lot is 1.6 Ha in size.
3.2.6

Airport Park Industrial Estate

Airport Park Industrial Estate is an existing major industrial estate located adjacent to Albury Airport in
Thurgoona, with approximately 41 Ha of industrial land, of which this area is mostly developed.
This estate is located along the Riverina Highway with linkages to the Hume Freeway. It comprises light
industrial uses and has been developed over two stages, with Stage 3 proposed for future development.
Stage 1 comprises larger lots of 7,100 Sq M to 2 Ha in size, with tenants including Dahlsens, Southern
Plumbing Plus, Macfab, Stramit, TNT, Grice Storage, Midway Metals, Viridian, Interlloy and Surdex. Stage 2
comprises smaller lots averaging 5,000 Sq M in size with two larger lots of 1.4 Ha and 2.4 Ha in size. While
the proposed Stage 3 has the potential to provide a further approximate 11 Ha of industrial land, it is
understood that part of this area comprises airport navigational aids supporting activities on the airport,
restricting development in this area.
Over the past five years there have been 12 vacant industrial land sales within Airport Park Industrial Estate.
The most recent sale occurred in February 2008. The average lot sold was 5,700 Sq M in size. A total of six
improved industrial sales have also occurred within Airport Park Industrial Estate over the past five years,
with the most recent sale occurring in October 2009. The average sale was located on land 3,700 Sq M in
size.
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3.2.7

Airside North Industrial Estate

Airside North Industrial Estate is located to the north of Albury Airport in Thurgoona and is designed for small
and medium sized industry. While the estate is located north of Fallon Street with linkages to the Hume
Freeway, it does not have as high accessibility and exposure of the Airport Park Industrial Estate or the
subject site on the Riverina Highway.
The 27 lots form Stage 1 of the estate and comprise a total of approximately 17 Ha of industrial land. Lots
range in size from 4,190 Sq M to 2.004 Ha. The average lot is 6,350 Sq M in size. To date one lot has been
built upon and eight lots have been sold. The remaining 19 lots remain vacant. The proposed future stages
of the estate comprise approximately 49 Ha, of which 15.6 Ha has been purchased by a manufacturer’s
engineering firm, to be developed as an engineering hub with storage, transport, logistics and manufacturing.
Over the past five years there have been four vacant industrial land sales within Airside North Industrial
Estate. The most recent sale occurred in September 2008. The average lot sold was 5,400 Sq M in size.
The market appeal of Airside North has remained sluggish in response to the economic climate as well as
the estate’s location away from the Riverina Highway.
3.2.8

Albury Industrial Hub

The Albury Industrial Hub is a predominantly greenfield site of 447.5 Ha that is zoned as General Industrial
and located in Ettamogah. This area is centred around the major businesses of Norske Skog Paper Mill and
Overall Forge. This area is located adjacent to the Ettamogah Rail Hub.
Based on the indicative lot layout outlined in the Albury Industrial Hub Master Plan, this estate is planned to
comprise of lots ranging in size from 1.86 Ha to 17.57 Ha. The average lot size proposed is 5.6 Ha.
The Albury Industrial Hub is expected to be brought to the market in November 2011.

3.3

Industrial Supply

Table 1 outlines the industrial supply within Albury. This has been derived through analysis of the Albury
LEP 2010, industrial estate plans, aerial photography, the Albury Land Monitor 2010-2011 and discussions
with Council.
Table 1: Albury Vacant Industrial Land

Lavington
North Albury
East Albury
Thurgoona
South Albury
Ettamogah
Total

Land Area
(Ha)
103.0
51.2
48.5
144.9
33.0
447.5

Occupied Land
(Ha)
72.7
49.5
34.1
36.7
31.9
114.2

828.1

339.2

Vacant Land
(Ha)
No. Lots
30.3
17
1.6
9
14.4
8
108.2
47
1.1
5
333.3
5
488.9

91

Source: Albury LEP 2010, Albury City Council, Albury Land Monitor
2010-2011, RPS

Based on the Albury LEP 2010 zoning maps there is estimated to be approximately 828 Ha of land
designated for industrial uses. Given that some of the land is in existing estates, the remaining supply is
considered to be in the order of 489 Ha. The majority of this supply (441.5 Ha) is located within the Airport
Park and Airside North Industrial Estates in Thurgoona and Albury Industrial Hub in Ettamogah. It should be
noted that the development timeframe of the remaining supply is uncertain, due to supply, demand,
environmental and approval constraints and issues.
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3.4

Industrial Sales

Table 2 provides a summary of improved industrial and vacant industrial land sales in Albury over the past
five years.
Table 2: Albury Total Industrial Sales
Improved
No
Ha
2006/07
32
13.1
2007/08
22
8.3
2008/09
9
7.2
2009/10
19
6.9
2010/11
1
0.1
Average 06/07-10/11
17
7.1
Source: RPS and PriceFinder

Vacant Land
No
Ha
19
13.4
10
5.5
11
35.3
7
7.0
0
0.0
9
12.3

Year

Total
No
51
32
20
26
1
26

Ha
26.5
13.8
42.6
14.0
0.1
19.4

Based on the average take up rates from 2006/07 to 2010/11, there is an average demand for approximately
12.3 Ha of vacant industrial land per annum, and 7.1 Ha of improved industrial land. The number of sales for
improved industrial sales and the total amount of vacant land that has been purchased is considered to be
reflective of the Global Financial Crisis (GFC), the slowing economy and tightening of the manufacturing
sector.
Figure 3 illustrates the vacant industrial land sales activity for the past five years by allotment size in Albury.
20
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4

0
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Source: PriceFinder
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2009/10
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0 to 1,000

1,001 to 2,000
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3,500 to 5,000

5,001 to 10,000

10,000 +

Figure 3: Albury Vacant Industrial Land by Land Size

The highest number of vacant industrial land sales in Albury occurred in 2006/07, with 19 sales. The number
of total sales decreased to seven in 2009/10, while no sales have been recorded in 2010/11. This can be
attributed to the sluggish market primarily due to a slowing of demand arising from the GFC.
While lots 5,000 to 10,000 Sq M in size dominated the market in 2006/07 and 2007/08, this decreased in
2008/09 and 2009/10. Sales of lots greater than 10,000 Sq M in size have remained consistent over the
past five years; this is considered to be a reflection of supply of lots within the Airport Park and Airside North
Industrial Estates. Sales of lots this size are expected to continue to dominate the market with the release of
the Albury Industrial Hub in November 2011.
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3.5

Industrial Demand

Over the past five years there has been an average of nine lots sold per year in Albury. The current supply
of 91 lots therefore equates to 10 years supply of vacant industrial land. This meets the aspirations of the
Community Strategic Plan to achieve a minimum of 10 years of undeveloped urban land (including industrial)
in Albury.
Prior to the GFC in 2008/09, an average of 15 vacant industrial lots was sold per year in Albury. Based on
the current supply of 91 lots, this equates to 6 years supply of vacant industrial land. This is considered to
be too short of a supply and does not meet the aspirations of the Community Strategic Plan.
As the market recovers from the GFC and more supply is brought to the market through Albury Industrial
Hub and future stages of the Airport Park and Airside North Industrial Estates, the sales rate is expected to
increase to become more in line with pre-GFC levels. It is therefore considered suitable to provide vacant
industrial land on the subject site to meet the undersupply of the industrial market in Albury.

3.6

Implications and Recommendations

The majority of future industrial land supply is located within the Airport Park and Airside North Industrial
Estates in Thurgoona and Albury Industrial Hub in Ettamogah. In terms of catering to the market, Airport
Park Industrial Estate supports light industry on smaller lots, Airside North Industrial Estate supports small
and medium sized industry on small to medium sized lots, while the Albury Industrial Hub is expected to
provide market ready industrial land to support large and medium heavy industry on larger lots, fulfilling the
aspirations of the Interim Economic Development Strategy. The smaller lots within Airport Park Industrial
Estate have sold fast, while the medium to larger sized lots within Airside North Industrial Estate have
experienced sluggish sales, primarily due to a slowing of demand arising from the GFC.
In order to diversify the Albury economy and attract new industry to the region such as green industries (as
outlined in the Community Strategic Plan), as well as to maintain an adequate supply of market ready high
quality industrial land (as outlined in the Interim Economic Development Strategy), a significant amount and
diversity of industrial land will be required to cater to these new industries. East Albury Industrial Precinct’s
location proximate to Albury Airport and the adjacent Airport Park Industrial Estate provides the opportunity
to attract clean, green, light and environmentally friendly sustainable industries.
Land that is less than 5,000 Sq M in size is not considered to be well represented within the existing
industrial precincts. Therefore, to enhance the economy of Albury and provide a complete range of industrial
land lot sizes, the establishment of smaller lots at East Albury Industrial Precinct is considered reasonable.
Lots of this size are also considered to be suitable to meet the needs of Albury City Council, who wish to
relocate their existing depots and two other storage areas, and the State Property Authority (SPA), who wish
to relocate and consolidate several of their agencies including the RTA, Livestock, Health and Pest Authority,
fisheries and waterways to the site. Combined, they will require approximately 4.4 Ha of land on the site.
The SPA requires a depot/workshop style development, as well as a small ancillary office with washdown
bay, showers, change facilities, kitchen/lunch room and team meeting room.
It is therefore recommended that 4.4 Ha of land within the East Albury Industrial Precinct be retained for
Council and the SPA. It is also recommended that the East Albury Industrial Precinct comprise of lots 2,000
to 5,000 Sq M in size. The design of the lots should retain the opportunity to be customised for the end user,
that is, two 2,500 Sq M lots having the capacity to merge into a 5,000 Sq M lot if required, as well as the
opportunity for a 5,000 Sq M lot to be subdivided into two 2,500 Sq M lots if required. If the 4.4 Ha of land is
not utilised by Council and the SPA, it should retain the opportunity to be developed as lots 2,000 to 5,000
Sq M in size for industrial lots.
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4.0

Bulky Goods Retail Overview

4.1

Introduction

This section provides an overview of bulky goods retail within Albury. This will include analysis of supply and
demand to determine the need for this type of retail on the subject site.

4.2

Bulky Goods Retail

Bulky goods retailers cater to an infrequent purchase, with shoppers willing and likely to travel some distance
for bulky goods retail operators. Therefore sites with a high degree of accessibility, exposure and consumer
recognition are desired. The site for bulky goods retail affects the type of operators that are likely to locate
there. Different bulky goods retail operators require different features and characteristics of sites.
A bulky goods retail development will function as a destination retail precinct in competition to, and in concert
with, similar precincts in the region. The desire to compare and shop around (particularly where style and
fashion is involved) will mean that potential customers may visit many such precincts / retailers on a
specialised or irregular basis and may travel for up to one hour (or further in rural areas).
The type of bulky goods retail can be divided into four broad categories and include:
 Service bulky goods retailers which cater to home renovation and trade suppliers such as automotive,
electrical, paint, plumbing, timber and other uses. These include operators such as Dulux Paint, Super
Cheap Auto, Repco and Home Decorator.
 Secondary bulky goods retailers which are typically located in secondary locations with lower rents and a
specialised focus catering to infrequent visits within a localised area. These include operators such as
Tile Wizard, Tradelink and Tile Supplies.
 High profile bulky goods retailers which have a broad catchment and include operators such as Harvey
Norman, Bunnings and Domayne.
 Super Regional bulky goods retailers such as IKEA who cater to a large regional catchment.
Successful bulky goods retail precincts contain a critical mix and mass of bulky goods retailers. These
precincts also generally have a strong anchor tenants. An anchor tenant is a nationally renowned retailer
who has the ability to attract patrons from a wide area. Some of these retailers include Bunnings, Harvey
Norman, Domayne, Freedom Furniture and JB Hi-Fi. Bulky goods retailers like to locate proximate to these
retailers as it allows them to capture trade from patrons who visit these stores.

4.3

Major Centres/Precincts

Based on discussions with Albury City Council, there are five bulky goods retail precincts located within
Albury. These precincts are located within the Zone B4 Mixed Use and Zone B6 Enterprise Corridor areas
under the Albury LEP 2010. These precincts include:
 Hume Street, Albury – located in Zone B4 Mixed Use, with bulky goods retailers including Barbeques
Galore, Fantastic Furniture, Oz Design Furniture, Plush and Strathfield.
 Young Street, Albury – located in Zone B4 Mixed Use, with bulky goods retailers including Autobarn,
Bunnings, Forty Winks, Repco, Super Cheap Auto, Officeworks and The Good Guys.
 Wagga Road, Lavington – located in Zone B4 Mixed Use, with bulky goods retailers including WOW Sight
& Sound, Grant’s Mitre 10, PETstock Animal Supplies, Makin Mattresses, Sommer’s Carpets and KartEquip Revolution Racegear.
 Urana Road, Lavington – located in Zone B4 Mixed Use, with bulky goods retailers including Tradelink
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and Carpet Court.
 Borella Road, East Albury – located in Zone B6 Enterprise Corridor, comprising the Harvey Norman
Homemaker Centre (including Harvey Norman, Spotlight, Beacon Lighting, BCF, Freedom, Curtain
Wonderland, Sleep City, Everyday Living, Early Settler Recollections, Joyce Mayne, Vast Interior, Focus
on Furniture and Godfreys), as well as bulky goods retailers such as Peards Garden World and
PoolWerx.
As the Borella Road, East Albury precinct is located in Zone B6 Enterprise Corridor, all uses within this
precinct are bulky goods retail. The remaining bulky goods retail precincts are located in Zone B4 Mixed Use
and subsequently comprise a variety of uses including general retail, commercial and residential. There are
several vacancies within these Zone B4 Mixed Use areas, particularly within the Wagga Road, Lavington
precinct. As a Zone B4 Mixed Use area, these vacancies are not necessarily suitable for bulky goods retail,
with vacant sites suitable for car yards, retailers and light industrial uses. The cost of knocking down existing
buildings to achieve a larger floorplate for bulky goods retail within these precincts is considered to be too
costly and therefore a deterrent for new bulky goods retailers looking to enter the local market. It is likely that
these bulky goods retailers would instead seek out sites that are large enough to locate such as can
potentially be provided on the subject site.
Overall, based on data from the Albury & Lavington Retail Floorspace Demand Analysis prepared in May
2009 as well as discussions with Albury City Council, there is estimated to be a total of 62,031 Sq M of bulky
goods retail supply in Albury. This includes 29,519 Sq M within the Albury precincts, 8,700 Sq M within the
Lavington precincts and 23,812 Sq M within the East Albury precinct.
Figure 4 outlines the existing bulky goods retail precincts within Albury.

4.4

Planned and Proposed

Based on discussions with Albury City Council, there is a development proposal for an 8,000 Sq M site to be
developed with approximately 4,500 Sq M GFA of bulky goods retail adjacent to the Harvey Norman
Homemaker Centre on the corner of Borella Road and Drome Street in East Albury. This bulky goods centre
is proposed to be called Habitat HQ and a Concept Tenancy Plan has been lodged with Council.
The Independent Construction Group (ICG) has a 12 month option to purchase 10.6 Ha of land on the
subject site known as Murrawatta. ICG have had discussions with Albury City Council regarding the site’s
suitability for development and its appropriateness to be rezoned or have the zoning refined to allow a
composite bulky goods development. The concept sketch outlines a development comprising a 13,500 Sq M
hardware store, 13,000 Sq M of bulky goods retail, 11,600 Sq M of light industrial uses, and ancillary uses.
Figure 4 illustrates the planned and proposed bulky goods retail developments, as well as the existing bulky
goods retail precincts within Albury. This map is indicative only.
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Figure 4: Bulky Goods Retail Precincts Albury

4.5

Wodonga Bulky Goods Retail Supply

The Albury/Wodonga region is estimated to be 89,698 people in 2011, forecast to increase by 40.4% over
the next 20 years to 125,897 people in 2031. The population growth in this region will create demand for
bulky goods retail in both Albury and Wodonga.
Bulky goods retailers in Wodonga are located within the Business 4 Zone (B4Z) under the Wodonga
Planning Scheme, whose purpose is to “encourage the development of a mix of bulky goods retailing and
manufacturing industry and their associated business services”.2 The Wodonga Planning Scheme states
that other uses that can be supported within the B4Z include (but are not limited to) industry (other than
materials recycling and transfer station), service station, trade supplies, and warehouse.
Based on the Wodonga Planning Scheme maps, the B4Z is concentrated along High Street, Moorefield Park
Road, the Murray Valley Highway and Anzac Parade. Based on desktop research, the High Street,
2

Wodonga Planning Scheme, Zones, Business 4 Zone

110030-3; 27 October 2011

Page 18

1
11
11
1

Moorefield Park Road and Murray Valley Highway precincts predominantly comprise manufacturing industry
and associated business services while the Anzac Parade precinct comprises bulky goods retail. This bulky
goods retail is concentrated within the Bunnings precinct and the Wodonga Homemaker Centre. The Albury
& Lavington Retail Floorspace Demand Analysis states that the Bunnings precinct is approximately 10,000
Sq M in size and includes Bunnings and Pets Domain. Wodonga Homemaker Centre is 12,600 Sq M in size
with tenants including Bedshed, Officeworks, Outdoor Furniture Specialists, Bev Marks Australia, Good Price
Pharmacy Warehouse Distribution Centre, Loot Homewares, Warehouse Sales – Your Electrical Superstore,
Southern Plumbing Plus, Renovators Discount Depot and Super Cheap Auto. Overall, there is
approximately 22,600 Sq M of bulky goods retail in Wodonga.
According to Wodonga City Council there is approximately 62,050 Sq M of vacant B4Z land in Wodonga as
at 2010. While this has the opportunity to be developed as bulky goods retail, it is likely that most of this will
be developed as manufacturing industry and associated business services in line with the current
development pattern within the B4Z. Further analysis may be undertaken to determine suitable sites within
Wodonga for bulky goods retail uses.

4.6

Bulky Goods Retail Demand

4.6.1

Current Availability

Table 3 outlines the bulky goods retail space that is currently available for sale or lease in Albury/Wodonga.
This table is based on a search of realcommercial.com.au on 11 October 2011 and is not limited to these
vacancies.
Table 3: Bulky Goods Retail Space Currently Available
Address
For Sale
507 Spencer Street
For Lease
509 Spencer Street
1/453 Wagga Road
140-148 Melbourne Road

Suburb

Type

Size (Sq M)

$/Sq M

$/p.a.

Albury

Showroom

600

$1,292

-

600
450
446

$117
$70
$177

$70,000
$31,500
$79,000

Albury
Showroom
Lavington
Showroom
Wodonga Showroom/Warehouse

Source: realcommercial.com.au, RPS

Based on a search for bulky goods retail space currently available in the region, a limited amount of space
was found for sale and lease. This size space may not suit national bulky goods retailers looking for space
with high exposure and accessibility. The bulky goods retail space that is available for lease in Albury is $70
per Sq M or $117 per Sq M, while the bulky goods retail space available for lease in Wodonga is $177 per
Sq M.
4.6.2

Floorspace Demand

Any potential bulky goods retail uses on the subject site are expected to trade to residents from the
Albury/Wodonga region, with inflow from surrounding Local Government Areas (LGAs). Utilising Australian
Bureau of Statistics (ABS), Albury City Council, City of Wodonga and forecast.id data, Albury Wodonga is
anticipated to increase from 36,554 households in 2011 to 40,559 households in 2016 and 53,845
households in 2031. Based on the 2003/04 ABS household expenditure survey, and relative to the average
income of the region, total regional expenditure in Albury/Wodonga in 2011 is estimated at $913.8 million.
Bulky goods retail expenditure comprises both household and non-household expenditure. On average
bulky goods retailers capture 20% of total household retail expenditure while non-household bulky goods
retail expenditure is calculated as an additional 25% of total household expenditure. Table 4 shows the
estimated average bulky goods retail expenditure and floorspace demand in Albury/Wodonga. Table 4 also
projects the demand for bulky goods retail floorspace in Albury/Wodonga over the next 20 years. This is
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calculated based on a turnover of $2,500 per Sq M. It also lists the shortfall (undersupply) of bulky goods
retail floorspace in the market. This is based on the current supply of 84,631 Sq M of bulky goods retail
floorspace in Albury/Wodonga.
Table 4: Average Annual Bulky Goods Retail Expenditure
Total retail expenditure per
household

$24,999

Forecast Retail Expenditure Potential ($m)
2011

2016

2021

2026

2031

36,554
$913.8

40,559
$1,013.9

44,981
$1,124.5

49,389
$1,234.7

53,845
$1,346.1

Bulky Goods Retail Expenditure ($m)
20% capture
$182.76
Non-Household
$45.69
Total
$228.45

$202.78
$50.70
$253.48

$224.89
$56.22
$281.12

$246.93
$61.73
$308.67

$269.21
$67.30
$336.51

Bulky Goods Retail Floorspace Demand (Sq M)
Demand
114,227
126,739

140,558

154,333

168,257

Bulky Goods Retail Floorspace Undersupply (Sq M)
Shortfall
29,596
42,108

55,927

69,702

83,626

Households
Total Retail Expenditure

Source: RPS, all figures in June 2011 dollars

There is currently approximately 84,631 Sq M of bulky goods retail floorspace in Albury/Wodonga (62,031 Sq
M in Albury and 22,600 Sq M in Wodonga). As stated previously bulky goods retailers in Albury/Wodonga
are expected to capture approximately 20% of total household retail expenditure. Therefore based on the
demand in 2011 (114,227 Sq M) for bulky goods retail in Albury/Wodonga there is a shortfall of
approximately 29,596 Sq M. Based on current supply this is expected to increase to approximately 42,108
Sq M in 2016, 55,927 Sq M in 2021 and 83,626 Sq M in 2031.

4.7

Implications and Recommendations

From a planning perspective, the subject site is considered to be a suitable site for bulky goods retail as it is
located on a major road in a growth area with high accessibility and exposure. From a needs perspective it
has been illustrated that there is a need for additional bulky goods retail within Albury/Wodonga.
In 2021 there is estimated to be a shortfall of 55,927 Sq M of bulky goods retail floorspace within
Albury/Wodonga. While the proposed 4,500 Sq M Habitat HQ combined with the proposed 26,500 Sq M
hardware/bulky goods retail by the ICG equates to more than half of this shortfall, the vacancies within the
existing Zone B4 Mixed Use areas are likely to remain. These vacancies may not be suitable for bulky
goods retail uses, with vacant site configurations suitable for car yards, retailers and light industrial uses.
However, the opportunity will remain for these vacant spaces to redevelop as bulky goods retail and absorb
some of the bulky goods retail demand. In addition, while most of the 62,050 Sq M of vacant land within the
B4Z in Wodonga is likely to develop as manufacturing industry and associated business services, there is
also the opportunity to develop part of this as bulky goods retail and absorb some of the demand. The
Wodonga Planning Scheme states that bulky goods retail development will be encouraged in the Wodonga
central area as well as land adjoining the existing precinct along Anzac Parade. The development of 26,500
Sq M over 10.6 Ha of the subject site is therefore considered to be too excessive and may exacerbate the
vacancies within the existing precincts if it were to be developed now as it would absorb all of the calculated
demand for bulky goods retail in Albury/Wodonga over the next 10 years.
RPS therefore recommends the following:
 Limit the initial stage of bulky goods retail by the ICG on the subject site to 20,000 Sq M over 5 Ha, which
will facilitate some of the demand being absorbed by the existing vacancies within the Zone B4 Mixed
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Use and B4Z areas.
 In order to maximise the bulky goods retail component on the subject site, bring this initial 20,000 Sq M of
bulky goods retail to the market in line with population growth and demand.
 Any expansion to this site would need to be the subject of a detailed needs assessment and would expect
to occur after 2016/2017. At this time monitor the trends in the provision of bulky goods to determine if
these recommendations need to be revisited.
The development of 5 Ha of the subject site for bulky goods retail will provide the opportunity to attract large
scale retailers to the site. If an existing operator were to relocate to the subject site, the development of a
smaller amount of bulky goods on the subject site is expected to see the vacancy absorbed by demand for
additional bulky goods retail within Albury/Wodonga.
It is imperative that the bulky goods retail development be developed along the Riverina Highway and
designed with high accessibility and exposure in order to have the opportunity to trade successfully.
The remaining 5.6 Ha of the ICG site should be developed as industrial land 2,000 to 5,000 Sq M in size as
recommended. If the ICG decide not to proceed with bulky goods retail development, it should retain the
opportunity to be developed as lots 2,000 to 5,000 Sq M in size for industrial uses.
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5.0

Impact Assessment

5.1

Introduction

This section outlines the potential impacts on existing markets (commercial, retail or industrial) in the Albury
area and gives regard to potential impacts on existing core retail areas of Albury and Lavington, as outlined
in the Terms of Reference.

5.2

Recommendations

The subject site is approximately 31.4 Ha in size. RPS recommends that in the initial stage no more than 5
Ha of this be utilised for bulky goods retail, and 4.4 Ha be retained for Council and the State Planning
Authority. All remaining land should be utilised for vacant industrial land between 2,000 Sq M and 5,000 Sq
M in size, with the opportunity to be customised for the end user, that is, two 2,500 Sq M lots having the
capability to merge into a 5,000 Sq M lot if required, as well as the opportunity for a 5,000 Sq M lot to be
subdivided into two 2,500 Sq M lots if required.
East Albury Industrial Precinct should be developed with a flexible road layout, and lots should be priced to
meet the market. The development of East Albury Industrial Precinct needs to be continually monitored to
ensure no unrealistic land use is developed within the estate. In order to ensure that development occurs in
line with the recommendations Council needs to adopt the required built form as a policy, condition, or part of
the planning scheme.

5.3

Impact Assessment

RPS has recommended predominantly industrial uses for the subject site. The development of industrial
uses on the subject site is not anticipated to impact on commercial or retail uses (including the core retail
areas of Albury and Lavington) within Albury. In addition, the development of industrial uses on the subject
site is not anticipated to impact on industrial uses within Albury.
In order to diversity the economy and attract new industry to the region, a significant amount and diversity of
industrial land will be required to cater to these new industries. Albury Industrial Hub is expected to support
large and medium heavy industry, while Airside North Industrial Estate is expected to support medium
industry. Airport Park Industrial Estate has supported small to medium industry, but is now approaching
capacity. While there is the opportunity for future stages of Airport Park Industrial Estate to be released, part
of this area comprises airport navigational aids supporting activities on the airport, restricting development in
this area. Industrial uses on the subject site are therefore well positioned to complement the existing
industrial uses within Airport Park Industrial Estate and continue to support small industry on smaller lots.
Industrial uses on the subject site will consequently not impact on industrial uses within Albury, but rather
complement the existing precincts with the provision of a diversity of land sizes across the City.
Up to 20,000 Sq M of bulky goods retail on up to 5 Ha of land has also been recommended for the subject
site. While there are vacancies within the Zone B4 Mixed Use areas, these sites are not necessarily suitable
for bulky goods retail, with vacant site configurations suitable for car yards, retailers and light industrial uses.
The cost of knocking down existing buildings to achieve a larger floorplate for bulky goods retail within these
precincts is considered to be too costly and therefore a deterrent for new bulky goods retailers looking to
enter the local market. It is likely that these bulky goods retailers would instead seek out sites that are large
enough to locate such as can be provided on the subject site. In addition, while there are vacancies within
the B4Z areas in Wodonga, it is likely that most of this will be developed as manufacturing industry and
associated business services as well as bulky goods retail uses, in line with the current development pattern
within the B4Z.
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The subject site’s location proximate to the Harvey Norman Homemaker Centre may see it attractive for
some existing bulky goods retailers to relocate to the site. While this would have a short term impact on
other bulky goods retail precincts, the proposed 26,500 Sq M of bulky goods retail for the site has been
recommended to be reduced to 20,000 Sq M so that some of the existing and any vacancies caused by the
relocation of a bulky goods retailer can be absorbed by the demand for additional bulky goods retail within
Albury/Wodonga, where there is an existing undersupply. The subject site also provides the opportunity to
attract bulky goods retailers that are currently not located in Albury/Wodonga, or new players in the market
that cannot be accommodated on existing sites within Albury/Wodonga.
The development of industrial uses on the subject site is therefore anticipated to have minimal impact on the
existing commercial, retail or industrial markets in Albury, including the core retail areas of Albury and
Lavington. While the development of bulky goods retail on the subject site may provide short term impact on
existing retail precincts with the potential relocation of some retailers, this impact is expected to be minimised
over time based on increased expenditure and demand for bulky goods retail from population growth.
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8. APPENDICES
APPENDIX 2: SERVICES REPORT
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1

Introduction
RPS Australia East P/L has been commissioned by AlburyCity to prepare a Masterplan for
the development of the East Albury Industrial Precinct. This report addresses the
provision of utility services to proposed development on the site.
The proposed development of these areas would require the construction of major
infrastructure to reticulate essential services to the area.

1.1

Location
The study area is situated south of the Albury Airport between the Riverina Highway to the
North and the Murray River to the south. The site is bounded to the west by
Mungabareena Road and existing residential development and to the east by low lying
flood prone rural land.
The site comprises the existing AlburyCity Water Treatment Plant (WTP) and numerous
trunk water mains traverse the site. In addition to the WTP the remaining site includes
predominantly vacant rural land used for grazing purposes with a couple of storage sheds
utilised by government agencies.
Water Works Road and Boundary Road (unformed) bisect the site.
AlburyCity has advised that there is an ‘exclusion’ zone on the site within which it is not
permitted to construct any infrastructure to service the development. A plan indicating the
‘exclusion’ zone is attached at Appendix 7.

1.2

Methodology
Consultation has been undertaken with the local authorities responsible for providing
services to the development area to establish the location of existing services and their
ability to extend to and service this site and the intended use. The agencies that were
consulted are detailed below:
Water & Sewer – AlburyCity
Electricity – Essential Energy
Gas – Envestra (APA Group)
Telecommunications – Telstra
The following sections provide a summary of findings relevant to each service.

Servicing Report, Ver. 3, 8 November 2011

Page 1

2

Water
Reticulated water can be provided to the proposed industrial precinct by extension of
mains from existing AlburyCity mains in the area.
Existing mains traversing the site are all high pressure trunk mains and no direct
connection will be allowed to these mains. As such water mains to service the area will
need to be extended from existing reticulation mains servicing adjacent development.
AlburyCity staff have provided a concept plan indicating the proposed connection point for
the water main extension required to service the precinct.
The proposed water main will connect to the existing water system via a 200mm CICL
water main in Boundary Rd. While the masterplan design has wherever possible
maintained existing servicing infrastructure inside future and or existing road reserves,
some alterations to infrastructure locations will be required. To reduce encumbrances on
proposed lots and to maintain access and control of infrastructure it is proposed to
relocate a section of the 200mm water main into the proposed footway of the realigned
Boundary Rd.
There is an existing 750mm watermain traversing the site which should be considered for
relocation.
The relocation of approximately 320m x 200mm main is estimated to cost in the order of
$80,000 and should be viably offset by the gain in unencumbered lots fronting Boundary
Rd.
Relocation of the existing 750mm main should be considered in two (2) sections.
Section 1 being the relocation of the main to the west of Boundary Rd. These works
would entail the relocation of approximately 225m x 750mm watermain. The capital cost
for this work is estimated to be in the order of $270,000.
Section 2 being the relocation of the main to the east of Boundary Rd for the bulky goods
warehouse development site. These works would entail the relocation of approximately
220m x 750mm watermain and may require either road widening or an easement along
the proposed road boundaries. The capital cost for this work is estimated to be in the
order of $265,000.
While relocation of this larger infrastructure is expensive it can be largely offset in the gain
of one prime unencumbered lot to the west of Boundary Road and the prime highway
frontage bulky goods site to the east. Relocation of the existing 200mm and 750mm
water mains should be undertaken in conjunction with water main reticulation and road
works to service the site as later retrofitting of infrastructure will be even more cost
prohibitive.
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The proposed water mains will need to be designed and constructed in accordance with
AlburyCity Engineering Guidelines for Subdivisions and Developments.
A plan indicating the existing water infrastructure and proposed water main extensions is
shown in Appendix 2.
The provision of reticulation mains to service the industrial precinct would be funded by
the developer.
Advice from AlburyCity is attached at Appendix 1.
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Sewer
Reticulated sewerage services can be provided to the proposed industrial precinct by
connecting sewer mains to the existing sewer system adjacent to the site.
AlburyCity staff have provided a sewer master plan that indicates four options for
connecting to the existing sewer system.
The site is divided into two catchments, with the catchment boundary being Water Works
Rd.
The western catchment drains toward Mungabareena Rd but sewer mains in this area
have limited capacity to accept additional flows. The western catchment can be provided
with a point of connection to the sewer system proposed to service the eastern catchment.
These mains could either be constructed at a depth to drain the majority of the site or at a
nominal depth with private WWPS being installed on the lots to be serviced.
It is recommended that gravity points of connection be provided to development sites in
the western catchment. The depth of these connections and the extent of undrainable
areas should be determined at the detail design stage of the process.
The provision of sewer services to development in the catchment East of Water Works Rd
will require the construction of a wastewater pump station (WWPS). The proposed
WWPS would discharge to existing sewer mains north of the Riverina Highway in the
Airport Precinct via a rising main running up Water Works Rd.
The proposed WWPS and associated sewer mains will need to be designed and
constructed in accordance with AlburyCity Engineering Guidelines for Subdivisions and
Developments.
The provision of reticulation mains to service the industrial precinct would be funded by
the developer.
A plan showing existing sewer infrastructure in the vicinity of the proposed developments
and proposed infrastructure to service the development is attached as Appendix 3.
Advice from AlburyCity is attached at Appendix 1.
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Electricity
Enquiries with Essential Energy and review of utility plans indicate that there is an existing
electrical supply available in the area.
There are existing zone substations to the east and west of the site which have capacity
to service the proposed development. Any development within the site that has
extraordinary loads may be required to install private on site substations.
There are existing overhead lines running down Boundary St (unformed) to the WTP and
West to Mungabareena Rd. If required these overhead mains could be converted to
underground mains to improve the visual amenity of the site. This work would be
undertaken in conjunction with the reticulation works to service the site and is estimated to
cost in the order of $60,000. This cost is considered reasonable as it would be spread
across a number of lots when transferred to the buyer and creates flexibility in the design
of access and egress into lots by losing power pole constraints and overhead lines.
The provision of reticulation mains to service the development and the adjustment of any
existing lines would be funded by the developer.
Once a final layout and usage for the site has been confirmed an application should be
submitted to Essential Energy to determine the specific requirements for the provision of
electricity to the site.
A plan indicating the existing electrical infrastructure in the area is attached at Appendix
4.
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Telecommunications
Consultation with Telstra development consultants indicates that the proposed industrial
precinct area can be provided with telecommunications services from the existing
networks servicing the adjacent residential developments.
Standard telecommunication services can be provided to the proposed development site.
An application will need to be lodged with Telstra to determine actual servicing
requirements for the preferred development.
The provision of connection to the Telstra network to service individual developments will
be funded by the developer.
Plans indicating the existing telecommunications infrastructure in the area are attached at
Appendix 5.
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Gas
Envestra (APA Group) has advised that there are existing gas mains in the area that could
serve the proposed industrial precinct.
The supply of gas to the site would be based upon the economical viability of providing
the necessary reticulation infrastructure. Details of the proposed development would
need to be provided before any assessment could be carried out. Regardless of the
outcome of the economic evaluation, developers of the site can choose to “self” fund the
provision of gas services if they were required.
The nearest gas main to the site is located in the Riverina Highway directly north of the
site.
Plans indicating the existing gas mains in the area are attached at Appendix 6.
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Conclusion
Liaison with the local authorities indicate that utility services can be provided by the
extension of existing infrastructure servicing the area. During our consultations with
providers, no objections were raised with regard to servicing the development of the site.
Determination of more detailed and specific servicing requirements for the site would
require application to be made to each authority at the time of the development.
Extension of existing infrastructure to service the site will be required to be undertaken by
the developer in conjunction with the local servicing authorities.
It should be noted that this assessment and consideration of the provision of services to
the site is based on loadings expected to be generated partly by:


a Council and agency depot,



a bulky goods warehouse development, and



the residue occupied by general industry.

Development of any industry with potential for higher than average demand for utility
services will require further investigation, as would the later redevelopment of the depot
sites should they be converted for industrial purposes in the future.
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Appendix 1
Authority Correspondence
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Ian Murphy
From:
Sent:
To:
Subject:
Attachments:

Colin Johnson [cjohnson@alburycity.nsw.gov.au]
Tuesday, 27 September 2011 4:51 PM
Ian Murphy
RE: EAST ALBURY INDUSTRIAL PRECINCT
Ian Murphys plans @ Boundary Rd.pdf

Ian
Please find attached plans/sketches as per our discussion earlier this afternoon.
The “Aerial Photo of Area”, “1m Contours of Site” and “Restriction of Proposed Services” are for information.
The water concept gives the only location for connecting the proposed development’s water system to Council’s
reticulation system. In providing the water reticulation system, Council’s minimum diameter is 150mm and we
generally use Class 16 Blue Brute, although we accept Series 1 or 2 PN16 PVC-M, PN 16 rubber ring DICL or
equivalent (but the equivalents need to be approved by Council). Property water services must be Type A copper or
in some instances we accept Class 16 PE with a tracer wire although it must be one dia bigger (eg if using 20mm
copper then PE must be 25mm dia). All water meters must be supplied by Council.
The 5 sewer concept plans provides some details for possible connection to Council’s existing sewerage system.
Possibility Nos 1 and 2 are the likely best, however the impact of your development onto the existing system may
require upgrades, which would be at the developer’s cost; the only real obstacle to these 2 is the need to cross the
Riverina Highway, which would have to be under-bored. Possibility No 3 is not preferred mainly because it’s nearing
capacity now, it’s close proximity to 2 major water pump mains from the Water Filtration Plant to the water
reticulation system and having to cross a major watercourse/stormwater outfall. Possibility No 4 is acceptable,
however there is some considerable distance to the existing Mungabareena sewage pump station and the main will
be crossing the same major watercourse/stormwater outfall noted in No 3. If there are any sewage pump stations
required, they will need to have 2 pumps, have a separate pumpwell and valve pit (the latter incorporating a pumparound arrangement), and possibly odour control using Calcium Nitrate (standard throughout the City). We require
Flygt pumps and are not in favour of proprietary package pump stations. However, Flygt have developed a new style
which we have recently installed – see Flygt Drg No FA7346-01A and Drg labelled SPS 57, which is how we adapted
it. We don’t have a final cost for this P/Stn yet but it’s approx $150-170K.
I hope the information is of value. If you require any further assistance please feel free to contact me.
Regards
Colin Johnson
Group Leader Water and Waste Water
AlburyCity
____________________________________________________________________________
553 Kiewa Street Albury NSW 2640  t 02 6023 8170  m 0418 253 484 www.alburycity.nsw.gov.au
From: Ian Murphy [mailto:Ian.Murphy@rpsgroup.com.au]
Sent: Tuesday, 20 September 2011 4:55 PM
To: Colin Johnson
Subject: EAST ALBURY INDUSTRIAL PRECINCT

Hi Colin
Thanks for calling. As discussed we are preparing concept plans for the proposed development of land around the
water treatment plant in Boundary Rd. The subject lots are highlighted in the attached plan.
At this stage we need an indication of where it is appropriate to connect to the water and sewer systems.
1

Any info you can provide regarding contacts within other utility providers in the area would be greatly appreciated.
Please give me a call if we need to discuss further.
Cheers
Ian

Ian Murphy
Principal / Water & Sewer Strategist
Australia Asia Pacific
http://rpsgroup.com.au
Ian.Murphy@rpsgroup.com.au
PO Box 428, Hamilton,
NSW, Australia, 2303
241 Denison St, Broadmeadow, NSW, 2292 | T +61 2 4940 4200 | F +61 2 4961 6794 | M +61 409 301 219
This e-mail message and any attached file is the property of the sender and is sent in confidence to the addressee only. The contents are not to be
disclosed to anyone other than the addressee. Unauthorised recipients are requested to preserve this confidentiality and to advise the sender
immediately of any error in transmission. If you experience difficulty with opening any attachments to this message, or with sending a reply by email,
please telephone on +61 8 9211 1111 or fax on +61 8 9211 1122. Any advice contained in this e-mail or any accompanying file attached hereto is for
informational purposes only. RPS does not take any responsibility for differences between the original and the transmission copy or any amendments
made thereafter. If the addressee requires RPS to be responsible for the contents of this e-mail, RPS will be pleased to issue a signed hard copy of
the document upon request.



Please consider the environment before printing this email.

_____________________________________________________________________
This e-mail has been scanned for viruses by MCI's Internet Managed
Scanning Services - powered by MessageLabs. For further information
visit http://www.mci.com
_____________________________________________________________________
This e-mail has been scanned for viruses by MCI's Internet Managed
Scanning Services - powered by MessageLabs. For further information
visit http://www.mci.com
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Flood referral area map September 1999 - sheet FRA-001

NEW

SOUTH

WALES

Flood Referral Area
Cadastre 8/12/08 © AlburyCity
LGA Boundary

Splitt

Major & Minor Streams
Railway

OF

C re e
R oa
Sp li t d
te r

SHIRE

GREATER

e rs
eek
Cr

k

s

Ro ad

SPLITTERS CREEK

HUME

C

re

HAMILTON
VALLEY

ek

NOTES

tt e

rs

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.

Sp

rs
S plitt e

Ri

2. The shading of a property does not infer that a property or
premises is subject to flooding.

li

ve
r in

3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.

a

4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

M ur

ray
ng
Ji

La

e ra

H ig

hw

ay

Ji

ek

ng

er a

Cre

er

go o n

R iv

002
(NO SHEET)

009
(NO SHEET)

Co

Wonga

oks

Riverin a
003

006

004

007

Wetlands
010

Lagoon

0

011

008

005

300

(NO SHEET)

600

900

VICTORIA
1,200

Metres
Scale: 1:40,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

1,500

SPLITTERS CREEK
M

ur r
ay

er

H

R iv

001

ig

hw
ay

SHIRE

OF

GREATER

HUME

Flood referral area map September 1999 - sheet FRA-003
ETTAMOGAH

Ur
an

Flood Referral Area

ee k
Cr

a

Cadastre 8/12/08 © AlburyCity
LGA Boundary
Major & Minor Streams

LAVINGTON

L es

w at h

a

Railway

am

br a

ters

Bu

ng

HAMILTON VALLEY
a
Ro
d

NOTES

SPRINGDALE
HEIGHTS

Gully

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.
2. The shading of a property does not infer that a property or
premises is subject to flooding.

Ka itlers

3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.

Centaur

ad

na

Ro

t

lto n

ee

mi

S tr

009
(NO SHEET)

ek

a
Ur

002
(NO SHEET)

Ha

Cre

Va lle y

Cre ek

4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

HAMILTON VALLEY
006

Pearsall

R oad

003

010

001
007

005

008

e
gu
H a D ou gl as

Street

Blac k

011

LAVINGTON

(NO SHEET)

Bu

n ga

s
i ng
S pr

400
Metres

GLENROY

GLENROY

d

Projection: GDA 1994,
Zone 55

R oa

Scale: 1:20,000 @ A3

McDo na

600
ws

200

B urro

0

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Road

m br a w a tha

004

Creek

ld

Ro ad

Ro ad

Black

Sp r

Ro ad

ing s

Ro ad

ek

e
Cr

d

LAVINGTON
ag
W

Ro
ad

Flood referral area map September 1999 - sheet FRA-004

a
Ro

na
U ra

Union

Un ion

ga

Ro ad

w at h a

GLENROY

e
re

Road

k
Burro ws

Stre et

C

Bu ng am bra

Loga n

Flood Referral Area
Cadastre 8/12/08 © AlburyCity
LGA Boundary
Major & Minor Streams

NORTH ALBURY

Railway

Fallo n

Mate

Stre et

Stree t

Ra

North

d

H

Da

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.

k

vi

ee
Cr

NOTES

h
ig

wa

i lw

ay

Stre et

y

et

Drive

008

011

(NO SHEET)

Hume

r

005

Ri
ve

007

ra
ur
M

004

Stre et

Stree t

600

Metres
Scale: 1:20,000 @ A3
Projection: GDA 1994,
Zone 55

VICTORIA

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

SOUTH ALBURY

G re at

Street

a

400

Wo do ng

200

David

y

0

EAST ALBURY

Schuba
ch

010

Hu me

De an
an

Young

dm

Place

006

001

Road

Drive
Pa

003

Borel la

Street

on a

an

Th urgo

009
(NO SHEET)

S tre et

wa th a

re

002
(NO SHEET)

Guine a

th e
rn

ALBURY

Street

rton

So
u

P em be

WEST ALBURY

St

Pa
dm

on

amb ra

P

em

rt
be

B ung

4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

Stre et

Street

3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.

Street

2. The shading of a property does not infer that a property or
premises is subject to flooding.

s
Ea

t

Ea

SOUTH ALBURY

Street

O ddie

Willowb

st

EAST ALBURY
an k Ro
ad

s

Flood referral area map September 1999 - sheet FRA-005

Street

A tkins

Do
cto

n

rs

Ab ercor

Street

Po

C reek

in

Murray
Ro ad

t

an k

Road

Willo wb

Flood Referral Area
Cadastre 8/12/08 © AlburyCity
LGA Boundary

VICTORIA

Major & Minor Streams
Railway

Mu

SOUTH ALBURY

EAST ALBURY

y

rra

River
Ri
ve
r
NOTES
1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.
2. The shading of a property does not infer that a property or
premises is subject to flooding.
3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.
4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

002
(NO SHEET)

009
(NO SHEET)

003

006

004

007

005

008

VICTORIA

010

001

0

011

(NO SHEET)

200

400
Metres

Scale: 1:20,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

600

t

M

ay

pic

Cr
e ek

O lym

E ig h

il e

Hig

hw

Cre

ek

TABLE TOP
Ra

ilwa

y

Flood referral area map September 1999 - sheet FRA-006
ev

Ro

ad

S

h

am

a

at

en

aw

ETTAMOGAH

Bu

M il

ng

br

e

Cre

Way

ek

Flood Referral Area

Hum

e

LGA Boundary
Major & Minor Streams
Railway
Cadastre 8/12/08 © AlburyCity

TABLE TOP

Wagga

Seven

Cre
ek

Sou

th e
rn

M

il e

NOTES

C
d

THURGOONA

k

Ro
a

SPRINGDALE HEIGHTS

ree

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.

Mi

le

Dr

ive

2. The shading of a property does not infer that a property or
premises is subject to flooding.
3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.

To
p

Kaitle rs

009
(NO SHEET)

Ro ad

C re e

008

011

Do ug la

(NO SHEET)

s

ona

Ro ad

T hurgo

Road

ab
iz

Metres
Scale: 1:20,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

600

Wa

h

gga

Hu
me

400

Driv

THURGOONA

r

200

D all in ge

0

et

El

LAVINGTON

Dr
i ve

ed
lsh
oo
W

005

R

010

k

Table

004

007

001

d
oa
at

006

G re

003

M itc he

ll

002
(NO SHEET)

Hig

hwa

y

Eig
h

t

4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

Thurg

o ona

e

Driv

Ro ad

e

Road

LAVINGTON

H

h
ig

w

ay

ay

THURGOONA

Corrys

U ni on

Ro ad

Top

rn
he
ut
So

C ree k

Ro ad

Road

sh e d
Wo ol

Flood referral area map September 1999 - sheet FRA-007

i lw
Ra

r
ge
l li n
Da

Mitchell

Flood Referral Area
m
Hu

LGA Boundary
Major & Minor Streams

e
Table

Cadastre 8/12/08 © AlburyCity

NORTH ALBURY

Railway

Elizabe th

rs e

at
re

Race co
u

G

Stre et

Riverina

Fa llon

High

No rth

Street

y

d

Wo
ol
sh
e

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.

wa

H

ig
h

NOTES

C re

ek

2. The shading of a property does not infer that a property or
premises is subject to flooding.
3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.

ve
Ri

4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

rin

a

THURGOONA
002
(NO SHEET)

003

006

004

007

005

008

009
(NO SHEET)

001

EAST ALBURY

ver
Ri

010

011

y

er

(NO SHEET)

M

iv

ur
ra

R

0

200

400

600

VICTORIA

Scale: 1:20,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Mu
r ra
y

Metres

VICTORIA

w ay

y

EAST ALBURY
D octors

P oint

R iv

Road

Flood Referral Area
Cadastre 8/12/08 © AlburyCity
LGA Boundary
Major & Major Streams
Railway

M

r ay
ur

NOTES
1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.
2. The shading of a property does not infer that a property or
premises is subject to flooding.
3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.
4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

002
(NO SHEET)

009
(NO SHEET)

003

006

004

007

005

008

VICTORIA

010

001

0

011

(NO SHEET)

200

400
Metres

Scale: 1:20,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

600

er

ver

rr a

Flood referral area map September 1999 - sheet FRA-008

Ri

Mu

VICTORIA

Mi l e

k

Sy dney

C re e

Old

TABLE TOP

Hume

e

le

M il

C reek

Ni n

Lake

E le v
en

p
To

b
Ta

TABLE TOP

M ile

Flood referral area map September 1999 - sheet FRA-010

ad

d

oa

t

R

Eigh

C re

ek

Ro

e

Flood Referral Area
Cadastre 8/12/08 © AlburyCity

THURGOONA

LGA Boundary
Major & Minor Streams

WIRLINGA

ek
C re

Railway
lsh

d

e

Road

oo
W

Thurg oo

NOTES

na
D riv e

1. The properties shaded blue are to be referred to the Council
for the determination of minimum floor levels (if any) for new
development, with respect to stormwater/flooding.
Kerr

2. The shading of a property does not infer that a property or
premises is subject to flooding.
3. Entire properties are shaded for the purposes of referral,
rather than partial shading of properties.
4. For the purposes of the Albury Development Control Plan,
the South Albury area is delineated by a bold black line.

Lake

Roa d
002
(NO SHEET)

009
(NO SHEET)

Knob le
Ri

003

006
010

001
007

005

008

v er
in a

VICTORIA

THURGOONA

011

(NO SHEET)

H

s
on

ig
hw

ay

300

600

900

1,200

1,500

Metres

LAKE HUME VILLAGE

Scale: 1:40,000 @ A3
Mu

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

r ra

y

Ri

r
ve

Projection: GDA 1994,
Zone 55

in
er

Ri v

0

Hume

on
go
La

H aw

d

004

WIRLINGA

a

Hi

gh

w

ay

Obstacle limitation surface map sheet OLS-001

NEW

Airport Emergency
Obstacle Limitation Surface

SOUTH

WALES

Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Topology

Cadastre 8/12/08 © Albury City Council
Public Road
Sp litte

LGA Boundary
Suburb Boundary
Railway

SHIRE

C re e

OF

k

R oa d

R oa

d

Major Streams

rs

GREATER

HUME

006*

010*

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

ek

l
Sp

i

t te

004

re

rs

C

005

SPLITTERS CREEK

Ri
ve

R iv

y

a

er

ri n

Mu r
ra

* Note: No sheet.

H ig

002*

003*
001

hw
a

y

033*

River ina

015*
034

H

014*

032*

Ri v

er

See index above
035*

VICTORIA
0

400

800
Metres

Scale: 1:40,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

1,200

M

ur r
a

y

ig

hw
ay

Union

Road

Obstacle limitation surface map sheet OLS-004

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)

SPLITTERS
CREEK

Approach Splay (165m - 207m AHD)

Topology

Lo
ga
n

Cadastre 8/12/08 © Albury City Council
Public Road
LGA Boundary
Suburb Boundary
Railway

GLENROY

Major Streams
Road

004

005

006*

010*

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

Ryan

Road

* Note: No sheet.
Hod
ge
002*

001

034

032*

Nail Can
(Flora & Fauna

035*

Hill
Reserve)

d
Roa

See index above
014*

SPLITTERS
CREEK

015*

WEST ALBURY
ALBURY

0

100

200
Metres

Scale: 1:10,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

300

Stre
et

Gap

003*

033*

et
Stre
R o se

dale

Obstacle limitation surface map sheet OLS-005

n
Ave

U ra lla

ue

Av en ue

rr
Fo

ve

Yam bla

ran

ll

da

Hi

D ri

Ja c
a

Airport Emergency
Obstacle Limitation Surface

t
es

SPLITTERS
CREEK

Stre et

Take-off Splay (163m - 207m AHD)
P

e rton

Av

en

ue

t

Topology

em

Pe m b

t on
b er

S tre e

Approach Splay (165m - 207m AHD)
Cadastre 8/12/08 © Albury City Council
LGA Boundary

Major Streams

dm

St

ALBURY

an

re

et

et

Pa

St
re

Railway

Roper

Suburb Boundary

Stre et

S tre et

Public Road

Mott

Di
gh

t

Th u rgoo

na

WEST ALBURY

D rive
(R iverin

005

006*

010*

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

H ig
Street

004

D ea n

a

hw

ay

S t.

)

Pad man

D riv

Sm olle tt

e

St.

M

ur

ra

y

* Note: No sheet.
M
ra

K re mu r

ur
y

002*

015*

Riv er

100

200
Metres

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

VICTORIA
v er
Ri

Scale: 1:10,000 @ A3
Projection: GDA 1994,
Zone 55

300

E bd en

ga

035*

on

0

032*

od

014*

Plac e

034

See index above

W

003*
001

033*

St.

Road

Kur

nell

t
Stree

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Topology

Ryan

Cadastre 8/12/08 © Albury City Council

Fair

Burrows

NORTH ALBURY

Road

LGA Boundary

Drive

Public Road

Ryan

Suburb Boundary

vie w

C ook

Street

Street

Street

Drive

Captain

Chenery

Daniel

Obstacle limitation surface map sheet OLS-007

GLENROY

Railway
Major Streams

Terrace

Te
n

br

ink

Road

H odge
016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

Street
t

010*

Crescen

005

006*

Golflinks

004

015*

40

035*

80

120

160

Sackvill
e

19 6

19 7

19 8

19 9

20 1

20 2

20 3

20 4

6 January 2009

20 5

R. Milton

Date:
Amended:

20 6

Drawn by:

t
ee
St r

Street

20 7

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL

Queen

20 0

Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

Street

Kiewa

Metres

Planning Officer: C. Graham

St. Jam
es

North

A lma

0

032*

d

Street

014*

Ro
a

034

See index above

Street

003*
001

033*

David

002*

ALBURY

Ga
p

Street

* Note: No sheet.

Street

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

t
Street

David
Street
Jones

Sackville

Guinea

ALBURY

Wyse

Street

024*

Street

Street

Street

020*

ee

S treet

Crisp

Street
016*

S treet

Street

005

010*

Th urgoon

a
004

006*

Perry

Street

M acaule

y

* Note: No sheet.
Wilson

0

035*

80

120

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Swift

Street

Dean

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL

y

Street

160

Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

t
Street

S ta
nl e

Metres

Drawn by:

Engleha
rd

g

Street

You
n

032*

40

Stanley

034

David

015*

See index above
014*

Street

Olive

003*

033*

Kiewa

002*

001

19 8

Major Streams

20 0

Street

Suburb Boundary
Railway

20 2

Elm

LGA Boundary

20 3

Public Road

20 4

20 7

Cadastre 8/12/08 © Albury City Council

20 6

Topology

20 5

ue
en
Av

Approach Splay (165m - 207m AHD)

20 1

Take-off Splay (163m - 207m AHD)

19 7

Street

Nathan

19 9

Airport Emergency
Obstacle Limitation Surface

A lma

K iewa

Poole

Street

Street

Obstacle limitation surface map sheet OLS-008

r
St

Street

EAST
ALBURY

Stre
et

Aven ue

Road

Obstacle limitation surface map sheet OLS-011

Plover
Street

Street

Swan
Street

Airport Emergency
Obstacle Limitation Surface
Approach Splay (165m - 207m AHD)
Sylvan ia

Topology

Cadastre 8/12/08 © Albury City Council
Public Road

Lowry

Street

Take-off Splay (163m - 207m AHD)

Street

Corella

LGA Boundary
Suburb Boundary
Railway
Major Streams

Waugh

Fallon

006*

004

005

010*

016*

020*

024*

NORTH ALBURY

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

Buckingh
am

Calimo

S treet

Fallon

Street

ay
ilw
Ra

S treet

y
wa
ee
r
F

Stephen

Street
Mate

* Note: No sheet.

002*

003*
001

Street

015*
034

See index above
014*

rn
he
ut
o
S

Bellevu
e

033*

032*

t
ar

Smith

035*

20 7 20 6 0 5
lb
2
20 4 20 3 0 2
Je
2
20 1 20 0 9 9
1
8
19 19 7 19 6
19 5 19 4 9 3
1
19 2

Street

0

40

80

120

Metres

160

G

North

at
re

um
H

19 1 19 0 8 9
1
18 8 18 7 8 6
1
18 5 18 4 8 3
1
18 2 18 1
18 0 17 9 7 8
1

e

17 3

17 4

17 5

17 6

17 7

17 8

17 9

18 0

18 1

18 2

18 3

18 4

18 5

18 7

18 8

17 8

17 9

18 0

18 1

18 2

18 3

18 4

18 5

18 6

18 7

18 8

18 9

19 0

19 1

19 2

19 3

19 4

19 5

19 6

19 7

19 8

20 0

20 1

20 2

20 3

20 4

20 5

19 9

Street

18 9

19 0

20 6

6 January 2009

19 1

Date:
Amended:

ALBURY

20 7

R. Milton

19 2

Drawn by:

19 3

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL

19 4

19 5

Projection: GDA 1994,
Zone 55

18 6

Scale: 1:5,000 @ A3

Planning Officer: C. Graham

ad
Ro

Street

Street

18 4

18 3

Vine

18 2

18 1

18 0

Street

Street

Street

Wood

17 3

Young

17 8

17 4

19 2

18 9

18 6

18 5

17 9

19 3

19 0

18 7

18 0

19 6

19 4

19 1

18 8

17 5

19 9

19 7

19 5

17 6

20 0

19 8

17 7

20 1

17 8

Major Streams

18 1

18 2

18 3

18 4

18 5

20 2

18 6

17 9

20 3

18 7

18 0

20 5

20 4

18 8

18 9

20 6

Street

18 1

207

19 0

19 1

18 2

18 3

18 4

18 5

18 6

e
m
Hu

19 2

19 3

19 5

19 7

19 8

19 9

Railway

rn

18 7

Suburb Boundary

he

18 8

ut
So

20 1

LGA Boundary

20 2

19 1

19 2

19 4

Public Road

19 6

Cadastre 8/12/08 © Albury City Council

19 5

Topology

19 3

Approach Splay (165m - 207m AHD)

19 0

Take-off Splay (163m - 207m AHD)

Street

18 9

ALBURY

20 3

20 4

20 5

20 6

20 7

Airport Emergency
Obstacle Limitation Surface

20 0

Tribune

y
wa
gh
i
H

y

19 4

Ra

a
ilw

19 6

Obstacle limitation surface map sheet OLS-012

NORTH ALBURY

North

Alexandr
a
S treet

Cadell
016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

Borella

Street

* Note: No sheet.

014*

0

032*

40

Street

035*

80

120

160

Scale: 1:5,000 @ A3

H um e

Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Schubac
h

Metres

a

Keene

Peeche
lb

Street

East

Wilson

034

See index above

Road

S treet

015*

Electra

001

033*

Broad

002*

003*

Street

EAST ALBURY
Street

010*

High
way

005

006*

Gr
ea
t

004

17 9

Street

ng
S treet

Street

Wantig
o

il
Ra

Court

Nowra

Obstacle limitation surface map sheet OLS-017

Dowling

y
wa

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)

St

Approach Splay (165m - 207m AHD)

Topology

t

rn
he
ut
o
S

Wingara

Cadastre 8/12/08 © Albury City Council

e
re

y
wa
gh
i
H

Public Road
LGA Boundary

Albury

Suburb Boundary
Railway
Major Streams
r
Ca

co

et
re
St

a
ol

e
m
Hu

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

um
ni
ta
i
T

20 6
20 4

20 2

20 0
19 8

Garlan
d

010*

Racecourse

Metry

005

006*

t
ur
Co

at
re

Road

G

004

NORTH ALBURY

Fallon

19 6
19 4

002*

19 9

19 7

19 5

Fallon
19 3

19 1

18 9

032*

en
17 0

17 9

17 0

16 9

16 8

16 7

16 6

16 5

17 1

17 2

17 3

Planning Officer: C. Graham

17 4

6 January 2009

17 1

R. Milton

Date:
Amended:

17 2

Drawn by:

17 5

17 7

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL

17 6

Scale: 1:5,000 @ A3

urse
16 6

18 1

17 7

16 5

160

Metres
Projection: GDA 1994,
Zone 55

18 3

16 6

120

Street

17 2
17 0

17 5

17 3

17 1

16 9

16 7

Airp ort

16 5

THURGOONA

EAST ALBURY
16 7

80

17 6
17 4

16 8

18 5

Road

16 8

40

Wytarra

035*

18 7

Ramsd

034

16 9

0

20 1

18 0
17 8

015*

See index above
014*

20 3

Leslie

001

20 5

033*

Knig ht

003*

20 7

18 4
18 2

Raceco

Road

* Note: No sheet.

18 8
18 6

Street

Drive

Drive

19 2
19 0

Albury

16 5
16 7

16 9
17 1

17 3

17 5
17 7

17 9
18 1

Approach Splay (165m - 207m AHD)

Topology

206

Cadastre 8/12/08 © Albury City Council

204

202

200

198

196

186

184

182

180

178

172

17 9
18 1

168

18 3
18 5

18 7
18 9

19 1
19 3

19 5
19 7

19 9
20 1

190

20 3
20 5

Street

20 7

194

Albury

Street

Street

192

16 7

188

Take-off Splay (163m - 207m AHD)

16 8

16 9

17 0

17 1

17 2

North

Airport Emergency
Obstacle Limitation Surface

17 0

17 1

17 2

17 3

17 4

17 5

17 6

17 7

Obstacle limitation surface map sheet OLS-018

176

174

170

Public Road

Airport

LGA Boundary

H igh

Suburb Boundary
Railway

EAST ALBURY
Lavis

Major Streams

Drome

Alexand
ra

Street
004

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

R iv

a
erin

Ro
a

d

016*

ks

010*

or
W

006*

THURGOONA
r
ate
W

005

way

* Note: No sheet.

014*

0

areena

015*
034

See index above
032*

40

035*

80

120

Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

160

Benyon

Str

ee t

um
erg
Riv

Metres

um

Mungab

003*
001

e rg
Riv

Borella

033*

e
Driv

002*

ad
Ro

ad
Ro

Drive

y
rra
Mu

Riv

er

Roa d

Ho ffm an

Obstacle limitation surface map sheet OLS-021

Ce re s

Co

Take-off Splay (163m - 207m AHD)
ur se

Approach Splay (165m - 207m AHD)
Cadastre 8/12/08 © Albury City Council

R oad

D ri ve

R aceco

Topology

t

Terry

Street

Airport Emergency
Obstacle Limitation Surface

ur

Public Road
LGA Boundary
Suburb Boundary
Railway
Major Streams

THURGOONA
20 6
20 4

20 2
20 0

19 8
19 6

19 4
19 2

004

005

010*

016*

020*

024*

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

18 6
18 4

20 3
20 1

028

19 7
19 5

19 3
19 1

17 8
17 6

17 4
17 2

18 9
18 7

031*

17 0
16 7

16 6

17 4
17 6

17 8

035*

18 0
18 2

18 4
18 6

16 9
17 1

80

120

Metres
Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

160

18 8
19 0

17 3
17 5

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

19 2
19 4

17 7
17 9

18 9
19 1

High

19 6
19 8

18 1
18 3

18 5
18 7

Planning Officer: C. Graham

16 9

17 0
17 2

034

032*

40

16 8

16 6
16 8

16 5
16 7

0

16 5

16 5

015*

See index above

16 7

16 3

16 9
16 7

16 4

17 3
17 1

033*

16 6

S tree t

17 5

002*

014*

16 5

17 9
17 7

Fa llo n

001

n

16 6

18 3
18 1

003*

F all o

17 0
16 8

18 5

* Note: No sheet.

Street

18 2
18 0

19 9

M erke l

006*

19 0
18 8

20 7
20 5

Be nn u

C ircui t

20 0
20 2

20 4

20 6

r
ve
Ri

in

a

w ay

Circu it

Ben nu
18 7 18 8

18 9

19 0

Obstacle limitation surface map sheet OLS-022

19 1

19 2

19 3

19 4

19 5

19 6

19 7

19 8

Be
19 9

20 0

20 1

20 2

20 3

20 4

20 5

20 6

20 7

ir c
t
ui

x
Ph oe ni

Arie l

C ircui t

Be nnu

Take-off Splay (163m - 207m AHD)

H

Place

ig
hw

ay

Airport Emergency
Obstacle Limitation Surface
Approach Splay (165m - 207m AHD)

Topology

Cadastre 8/12/08 © Albury City Council

Riveri

Public Road
LGA Boundary

na

Suburb Boundary
Railway
Major Streams

004

005

006*

010*

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

THURGOONA

* Note: No sheet.

002*

003*
001

033*

015*
034

See index above
014*

0

032*

40

035*

80

Mu
rr

120

ay

160

Metres
Scale: 1:5,000 @ A3

Rive r

Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

u

C

D riv e

nn

Elizabe th

Obstacle limitation surface map sheet OLS-025

Airport Emergency
Obstacle Limitation Surface
Road

Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Topology

Cadastre 8/12/08 © Albury City Council
Mitchell

LGA Boundary
Suburb Boundary
Railway
Major Streams

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Top

20 7

Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

160

19 0

120

20 6

80
Metres

18 9

40

035*

20 5

032*

20 4

0

Riverina

18 8

034

20 3

015*

See index above
014*

Drive

003*
001

17 1 17 2
17 3 17 4 7 5
1
17 6 17 7 7 8
1
17 9 18 0
18 1 18 2 8 3
1
18 4 18 5 8 6
1
18 7 18 8
18 9 19 0 9 1
1
19 2 19 3 9 4
1
19 5 19 6 9 7
1
19 8 19 9 0 0
2
20 1 20 2
20 3 20 4 0 5
2
20 6 20 7

033*

18 7

002*

y
wa
gh
Hi

20 2

18 6

18 5

18 4

18 3

17 6

17 4

17 2

17 0

17 1

17 3

17 5

17 7

17 6

17 5

17 4

16 8

17 3 16 9

17 2

17 1

* Note: No sheet.

20 1

20 0

19 9

19 8

19 7

19 6

19 5

031*

18 2

027*

19 4

023*

19 3

019*

18 1

013*

19 2

009*

18 0

030*

19 0

026*

17 9

022

18 9

018

174

18 8

012

173

17 8

008

172

207

18 7

029

17 7

025

206

THURGOONA
18 6

021

203

18 5

017

177

200

18 4

011

176

197

18 3

007

175

196

18 2

028

193

18 1

024*

17 9

020*

187

17 8

016*

180

183

186

190

18 0

005

010*

179

182

185

189

192

195

199

202

205

19 1

004

006*

178

181

184

188

191

194

198

201

204

Table

Public Road

cu i t

Ci r
H oth a
m

Fe ll

R oad

Obstacle limitation surface map sheet OLS-028

Th

e

Av en u
e

The

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Topology

Cadastre 8/12/08 © Albury City Council

Ko s c i u
s ko

Public Road
LGA Boundary

Av en u

R o ad

e

Circu it

Suburb Boundary

Th
e

Railway

Fea th e
rtop

Major Streams

016*

020*

024*

028

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

dr

033*

Tabl e

002*

015*
034

See index above
014*

0

032*

40

035*

80

120

Metres
Scale: 1:5,000 @ A3
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

ew

s

Ci r c

* Note: No sheet.

003*

t

017

160

THURGOONA
ui

rc

011

Ci

An

007

001

S t. A n dre ws

S t.

005

010*

Kin gs to n

ad

To p

006*

004

Ro

ui t

R oa d

Obstacle limitation surface map sheet OLS-029

Top

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Ta ble

Topology

Cadastre 8/12/08 © Albury City Council
Public Road
LGA Boundary
Suburb Boundary
Railway
Major Streams

026*

030*

009*

013*

019*

023*

027*

031*

20 7

022

20 6

018

20 5

012

20 4

008

20 3

029

20 2

025

20 1

021

20 0

017

19 9

011

19 8

007

19 7

028

19 6

024*

19 5

020*

19 4

016*

19 3

010*

19 2

005

006*

19 1

004

THURGOONA

20 7

Riv erina

* Note: No sheet.
High

002*

003*
001

033*

015*
034

See index above
032*

035*

Rive

rina

R oa

d

014*

w ay

0

40

80

120

160
Lan

Scale: 1:5,000 @ A3

H aw

ks c
o

Projection: GDA 1994,
Zone 55

te

Metres

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

Ba

ck

e

H ig h w

ay

R

oa
d

ad
Ro

Obstacle limitation surface map sheet OLS-034

Old

Sydney

Lake

TABLE TOP

Hume

p
To

ble
Ta

Airport Emergency
Obstacle Limitation Surface
Take-off Splay (163m - 207m AHD)
Approach Splay (165m - 207m AHD)

Topology

Cadastre 8/12/08 © Albury City Council
Public Road
LGA Boundary
Suburb Boundary
Railway

Road

Major Streams

Thurgoon

005

010*

016*

020*

024*

028

007

011

017

021

025

029

008

012

018

022

026*

030*

009*

013*

019*

023*

027*

031*

a

Drive

WIRLINGA

THURGOONA

Kerr

004

006*

* Note: No sheet.

Lake

Road
002*

003*
001

Riv
erin
a

015*

032*

VICTORIA

034

See index above
014*

Knoble

033*

035*

Hi
gh
wa

y

Hume
0

400

800

1,200

Metres
Projection: GDA 1994,
Zone 55

COMPILED AND PRODUCED BY ALBURY CITY COUNCIL
Drawn by:

R. Milton

Date:
Amended:

6 January 2009

Planning Officer: C. Graham

ay
rr

Riv

e

r

Mu

Riv
eri
na

LAKE HUME VILLAGE

Scale: 1:40,000 @ A3

y
Hw

