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AGENDA 
DEVELOPMENT AND ENVIRONMENT 
COMMITTEE 
9 MARCH 2020 
 
MEMBERSHIP: Councillors J Diffey, V Etheridge, D Grant, D Gumley, A 
Jones, S Lawrence, G Mohr, K Parker, J Ryan and B Shields 
 

 
 The meeting is scheduled to commence at 5.30pm. 
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DEC20/4 REPORT OF THE DEVELOPMENT AND ENVIRONMENT COMMITTEE 

- MEETING 10 FEBRUARY 2020 (ID20/145) 2 
The Committee had before it the report of the Development and 
Environment Committee meeting held 10 February 2020.  
 
 

DEC20/5 BUILDING SUMMARY - FEBRUARY 2020 (ID20/114) 5 
The Committee had before it the report dated 2 March 2020 from 
the Director Development and Environment regarding Building 
Summary - February 2020. 
 
 

DEC20/6 PLANNING PROPOSAL - R16-3 - AMENDMENT TO DUBBO LEP 2011 
AT LOT 8 DP 1063425, 4L CAMP ROAD, DUBBO - RESULTS OF 
PUBLIC EXHIBITION (ID20/12) 16 
The Committee had before it the report dated 21 February 2020 
from the Manager Growth Planning regarding Planning Proposal - 
R16-3 - Amendment to Dubbo LEP 2011 at Lot 8 DP 1063425, 4L 
Camp Road, Dubbo - Results of Public Exhibition. 
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Report of the Development and 
Environment Committee - meeting 10 
February 2020 

         
 

AUTHOR: Manager Governance Operations 
REPORT DATE: 3 March 2020 

 
 

 
The Committee had before it the report of the Development and Environment Committee 
meeting held 10 February 2020. 
 
 

RECOMMENDATION  
 
That the report of the Development and Environment Committee meeting held on 10 
February 2020, be noted. 
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REPORT 
DEVELOPMENT AND ENVIRONMENT 
COMMITTEE 
10 FEBRUARY 2020 

 
 
 

 
PRESENT: Councillors J Diffey, D Grant, D Gumley, A Jones, S Lawrence, G Mohr, K Parker, J 
Ryan and B Shields. 
 
 
ALSO IN ATTENDANCE: 
The Chief Executive Officer, the Executive Manager Governance and Internal Control, the 
Manager Governance Operations, the Community Support Officer, the Communications 
Partner, the Director Organisational Performance, the Director Culture and Economy, the 
Director Infrastructure, the Director Development and Environment, the Manager Growth 
Planning and the Director Liveability. 
 
Councillor G Mohr assumed chairmanship of the meeting. 
 
The proceedings of the meeting commenced at 5.30pm. 
    
 
DEC20/1 BUILDING SUMMARY - JANUARY 2020 (ID20/25) 
The Committee had before it the report dated 28 January 2020 from the Director 
Development and Environment regarding Building Summary - January 2020. 
 
 
Moved by Councillor D Gumley  and seconded by Councillor  D Grant 
 
MOTION 
That the report from the Director Development and Environment dated 31 January 2020 be 
noted. 

CARRIED 
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DEC20/2 WELLINGTON TOWN CENTRE PLAN AND MASTER PLAN UPDATE (ID20/57) 
The Committee had before it the report dated 31 January 2020 from the Manager Growth 
Planning regarding Wellington Town Centre Plan and Master Plan Update. 
 
Moved by Councillor D Gumley and seconded by Councillor B Shields   
 
MOTION 
1. That the report of the Manager Growth Planning dated 31 January 2020 be noted.  
2. That a Councillor Workshop be held in March 2020 to consider the findings of the 

stakeholder consultation and consultancy studies to inform the Wellington Town 
Centre Plan and Master Plan. 

CARRIED 
   
DEC20/3 LEAVE OF ABSENCE 
A request for leave of absence was received from Councillor V Etheridge who is absent on 
Council Business. 
 
Moved by Councillor B Shields and seconded by Councillor A Jones 
 
MOTION 
That such request for leave of absence be accepted and Councillor V Etheridge be granted 
leave of absence from this meeting. 

  CARRIED 

 
 
The meeting closed at 5.39pm. 
 
 
 
............................................................................... 
CHAIRMAN 
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REPORT: Building Summary - February 
2020 

AUTHOR: Director Development and 
Environment 

REPORT DATE: 2 March 2020 
TRIM REFERENCE: ID20/114         

 
EXECUTIVE SUMMARY 
 
Information has been prepared on the statistics of the number of dwellings and residential 
flat buildings approved in the Dubbo Regional Council Local Government Area and statistics 
for approved Development Applications for the information of Council. 
 
Appendix 1 includes data relating to the former Dubbo LGA prior to the current financial year 
and the combined housing figures for Dubbo Regional Council for the current financial year.  
Appendices 2 to 5 also include the retrospective figures for the combined LGA. 
 
All development applications, construction certificates and complying development 
certificates can be tracked online at https://planning.dubbo.nsw.gov.au/Home/Disclaimer 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
 
POLICY IMPLICATIONS 
 
There are no policy implications arising from this report. 
 
 

RECOMMENDATION 
 
That the report from the Director Development and Environment dated 2 March 2020 be 
noted. 
 
 

Stephen Wallace 
Director Development and Environment  
 

 
 
 
 

 
  

https://planning.dubbo.nsw.gov.au/Home/Disclaimer
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REPORT 
 
Provided for information are the latest statistics (as at the time of production of this report) 
for Development Applications for Dubbo Regional Council. 

1. Residential Building Summary 

Dwellings and other residential developments approved during February 2020 were as 
follows: 
 
February 2020 
Dwellings 5 
Other residential development  4 
(No. of units)     7 
 
For consistency with land use definitions included in the Local Environmental Plan, residential 
development has been separated into ‘Dwellings’ and ‘Other residential development’. ‘Other 
residential development’ includes dual occupancies, secondary dwellings, multi-unit and 
seniors living housing.   
 
These figures include Development Applications approved by private certifying authorities 
(Complying Development Certificates). 
 
A summary of residential approvals for the former Dubbo City Council area since 2011-2012 is 
included in Appendix 1 however, it should be noted that the figures from July 2017 onwards 
include the approvals within the former Wellington Local Government Area as a consequence 
of the commencement of the merged application system. 
 
2. Approved Development Applications 
 
The total number of approved Development Applications (including Complying Development 
Certificates) for February 2020 and a comparison with figures 12 months prior and the total 
for the respective financial years, are as follows: 
 
 1 February 2020 – 29 February 2020 1 July 2019 – 29 February 2020 

No. of applications 30 471 
Value $4,293,810 $108,169,627 
 
 1 February 2019 – 28 February 2019 1 July 2018 – 28 February 2019 
No. of applications 44 517 
Value $29,223,759 $187,701,605 
 
A summary breakdown of the figures is included in Appendices 2-5. 
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3. Online Application Tracking 
 
All development applications, construction certificates and complying development 
certificates are tracked online and can be accessed at any time.  A link is available on 
Councillor iPads for assistance (https://planning.dubbo.nsw.gov.au/Home/Disclaimer). 
 
What information is available? 
 

 All development applications, construction certificates and complying development 
certificates submitted from 1 November 2015 will provide access to submitted plans 
and supporting documents as well as tracking details of the progress of the application; 

 More limited information is provided for applications submitted from 1 January 2001 to 
31 October 2015; and 

 Occupation certificates (where issued) are provided from 2010. 
 
What information is not available? 
 

 Application forms; 

 Floor plans for residential dwellings; 

 Documentation associated with privately certified applications; and 

 Internal reports. 
 
Councillors are welcome to contact me should they require further information in respect of 
outstanding Development Applications emanating from the online tracking system. 
 
The information included in this report is provided for notation. 
 
 

 
 

Appendices: 
1⇩  Building Summary - February 2020   
2⇩  Approved Applications - 1 February 2020 to 29 February 2020   
3⇩  Approved Applications - 1 February 2019 to 28 February 2019   
4⇩  Approved Applications - 1 July 2019 to 29 February 2020   
5⇩  Approved Applications - 1 July 2018 to 28 February 2019   
  

https://planning.dubbo.nsw.gov.au/Home/Disclaimer
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APPENDIX NO: 2 - APPROVED APPLICATIONS - 1 FEBRUARY 2020 TO 29 
FEBRUARY 2020 

 ITEM NO: DEC20/5 
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APPENDIX NO: 3 - APPROVED APPLICATIONS - 1 FEBRUARY 2019 TO 28 
FEBRUARY 2019 

 ITEM NO: DEC20/5 

 

DEVELOPMENT AND ENVIRONMENT COMMITTEE  Page 11 



APPENDIX NO: 4 - APPROVED APPLICATIONS - 1 JULY 2019 TO 29 FEBRUARY 
2020 

 ITEM NO: DEC20/5 
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2020 

 ITEM NO: DEC20/5 
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2019 
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REPORT: Planning Proposal - R16-3 - 
Amendment to Dubbo LEP 2011 at Lot 8 
DP 1063425, 4L Camp Road, Dubbo - 
Results of Public Exhibition  

AUTHOR: Manager Growth Planning 
REPORT DATE: 21 February 2020 
TRIM REFERENCE: ID20/12         

 
EXECUTIVE SUMMARY 
 
A Planning Proposal was lodged on 23 September 2016 by consultants, Doherty Smith and 
Associates on behalf of the land owner, Mrs L K Bender in respect of land at Lot 8 DP 
1063425, 4L Camp Road, Dubbo.  
 
The Planning, Development and Environment Committee at its meeting on 11 December 
2017 considered a report in respect of the Planning Proposal. In consideration of the report, 
Committee resolved to seek Gateway Determination from the State Government 
Department of Planning, Industry and Environment. Council also resolved for the Planning 
Proposal to be placed on public display for a period of no less than 28 days.  
 
In accordance with the preliminary assessment undertaken by DPIE and condition 1 of the 
Gateway Determination an Addendum was provided to the DPIE on 10 December 2019. The 
Addendum included the following amendments: 
 
(a) Include an additional permitted use to allow the erection of dwelling houses in the SP3 

Tourist zone, exclusive to the subject land only. 
(b) Include an additional local provision to mitigate impacts on adjoining and nearby 

tourist uses, exclusive to the subject land and identified by a new clause application 
map.  

(c)  Amend Lot Size Map – Sheet LSZ_008 to provide a range of minimum lot sizes including 
no MLS, two (2) hectares and five (5) hectares, in respect of the subject land only. 

(d) Include an additional local provision to prohibit residential development in areas of the 
subject site impacted by noise levels greater than 55dBA from the existing Morris Park 
Speedway. 

(e) Include a subdivision clause to permit subdivision of land where a split minimum lot 
size may apply. 

(f) Include a local provision clause to require acoustic mitigation controls on future 
dwelling houses that are situated between the Morris Park Speedway and the 45dBA 
noise contour line.  

(g) Incorporate a requirement for a buffer management plan to be included in Schedule 1, 
Additional Permitted Use, as a component of enabling residential subdivision of the 
subject land. 
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Council received correspondence from the DPIE in respect of the Planning Proposal on 18 
December 2019. The correspondence included approval for Council to place the Planning 
Proposal on public exhibition.  
 
This report includes the results of public exhibition and a recommendation that the Modified 
Planning Proposal, provided as Appendix 1, be adopted. 
 
FINANCIAL IMPLICATIONS 
 
There are no financial implications arising from this report. 
 
POLICY IMPLICATIONS 
 
Adoption of the Planning Proposal by Council, as recommended in this report, would result in 
an amendment to the Dubbo Local Environmental Plan 2011. 
 
 

RECOMMENDATION 
 
1. That the Planning Proposal be modified to include the following additional light 

mitigation controls: 
(a) No more than 940 lumens to be emitted from each light fitting (equivalent to 75 
 watts maximum for an incandescent light bulb or 10 watts for an LED light 
 bulb); and 
(b) Outdoor lights are to be shielded and directed downwards to prevent any 
 upward or horizontal light. 

2. That given the minor nature of the amendment to the Planning Proposal, that a 
further round of public consultation not be required as the proposed amendment is 
of a minor nature. 

3. That the Modified Planning Proposal provided as Appendix 1, be adopted.  
4. That Council request the Department of Planning, Industry and Environment to 

prepare the draft amendment to the Dubbo Local Environmental Plan 2011 and 
provide Council with an Opinion that the Plan can be made.  

5. That those who made a submission be advised of Council’s determination in this 
matter. 

6. That Council request Parliamentary Counsel to prepare the draft Amendment to the 
Dubbo Local Environmental Plan 2011 under Section 3.36(1) of the Environmental 
Planning and Assessment Act, 1979. 

 
 

Steven Jennings 
Manager Growth Planning  
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BACKGROUND 
 
A Planning Proposal was lodged on 23 September 2016 by consultants, Doherty Smith and 
Associates on behalf of the land owner, Mrs L K Bender in respect of land at lot 8 DP 1063425 
4L Camp Road, Dubbo. The Planning Proposal originally sought to rezone the subject land 
from SP3 Tourist to part RU2 Rural Landscape and part E3 Environmental Management. The 
Planning Proposal also sought to provide a minimum lot size for the subdivision of the land 
zoned RU2 Rural Landscape of two (2) hectares and 100 hectares for land zoned E3 
Environmental Management.  
 
The Planning, Development and Environment Committee at its meeting on 11 December 
2017 considered a report in respect of the Planning Proposal. In consideration of the report, 
Committee resolved to place the Planning Proposal on public exhibition for a period of 28 
days. 
 
The Planning Proposal and supporting documentation was sent to the Department of 
Planning, Industry and Environment (DPIE) on 12 January 2018 with a request for Gateway 
Determination. 
  
Council received correspondence from DPIE on 13 February 2018. The correspondence 
included the results of the Department’s preliminary assessment of the Planning Proposal 
and raised objections to the proposal. 
 
In response to the comments provided by the DPIE, Council has undertaken extensive 
strategic planning and stakeholder consultation in the preparation of an Addendum to the 
Planning Proposal.  
 
Following the initial consideration of DPIE, a number of concerns were raised with the overall 
strategic merit of the Planning Proposal. Following this initial stage, Council under the 
instruction of the State Government’s DPIE, undertook further strategic planning activities in 
support of the Precinct, including consultation with property owners. 
 
A component of this strategic planning would include completion of the Dubbo Employment 
Land’s Strategy, which recommends that the land be zoned SP3 Tourist. However, the 
Strategy recommends that the land also allows for a dwelling use as a permissible activity. 
 
A further component of the strategic planning included the preparation of the Camp Road 
Structure Plan. The purpose of the Plan was to identify the existing environmental constraints 
to development of the Camp Road Precinct including remnant vegetation, watercourses and 
the topography of the land. The Plan also considers the different land uses in the precinct and 
the potential for land use conflict to occur with respect to Morris Park Speedway, Taronga 
Western Plains Zoo, Red Earth Estate Winery and Dubbo Observatory.  
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The Planning Proposal has been amended to ensure an appropriate minimum lot size has 
been prescribed for the subject land together with adequate use of existing infrastructure 
and the mitigation of potential impacts on adjoining land uses have been considered.   
 
REPORT 
 
1. Gateway Determination  
 
Council was provided with a Gateway Determination in respect of the Planning Proposal on 2 
December 2019. The Gateway Determination included the following conditions: 
 
“1. Before public exhibition the planning proposal is to be amended to include intent: 
 
 (a)  To allow the subdivision of land where a split minimum lot size applies; 
 (b) To include LEP acoustic mitigation controls for habitable dwellings houses   
  between Morris Park Speedway and a 45dBA noise contour line; and  
 (c) To include the Additional Permitted Use to require a buffer management plan to 

be provided prior to consent authority issuing a development application. 
 

The revised planning proposal must be provided to the Department of Planning, Industry 
and Environment Western Region Office prior to proceeding with public exhibition.” 

 
2. Public exhibition is required under section 3.34(2)(c) and schedule 1 clause 4 of the Act 

as follows: 
 

(d) the planning proposal must be made publicly available for a minimum of 28 days; 
and  

(e) the planning proposal authority must comply with the notice requirements for 
public exhibition of planning proposals and the specifications for material that 
must be publicly available along with planning proposal as identified in section 
6.5.2 of A guide to preparing local environmental plans (Department of Planning, 
Industry and Environment, 2018). 

 
3. Consultation is required with the following public authorities/organisations under 

section 3.34(2)(d) of the Act to address any inconsistencies: 
 

 Department of Planning, Industry and Environment – Natural Resources Access 
Regulator 

 Department of Planning, Industry and Environment Biodiversity and Conservation 
Division 

 Transport – Roads and Maritime Services  

 Department of Planning, Industry and Environment – Taronga Western Plains Zoo 

 Department of Planning, Industry and Environment – Environmental Protection 
Authority  

 Department of Planning, Industry and Environment – DPI Agriculture  

 NSW Rural Fire Service 
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Each public authority/organisation is to be provided with a copy of the planning proposal and 
any relevant supporting material and given at least 21 days to comment on the proposal. 
 
4. A public hearing is not required to be held into the matter by any person or body under 

section 3.34(2)(e) of the Act. This does not discharge Council from any obligation it may 
otherwise have to conduct a public hearing (for example, in response to a submission or 
if reclassifying land). 

 
5. Prior to submission of the planning proposal under section 3.36 of the Act, the final LEP 

maps, must be prepared and be compliant with the Department’s ‘Standard Technical 
Requirements for Spatial Datasets and Maps’ 2017. An Additional Permitted Uses map 
in respect of the subject is to be prepared.  

 
6. The timeframe for completing the LEP is to be 12 months following the date of the 
 Gateway determination.” 
 
In accordance with the preliminary assessment undertaken by DPIE and condition 1 of the 
Gateway Determination an Addendum was provided to the DPIE on 10 December 2019. The 
Addendum included the following amendments: 
 
(a) Include an additional permitted use to allow the erection of dwelling houses in the SP3 

Tourist zone, exclusive to the subject land only. 
(b) Include an additional local provision to mitigate impacts on adjoining and nearby tourist 

uses, exclusive to the subject land and identified by a new clause application map.  
(c)  Amend Lot Size Map – Sheet LSZ_008 to provide a range of minimum lot sizes including 

no MLS, two (2) hectares and five (5) hectares, in respect of the subject land only. 
(d) Include an additional local provision to prohibit residential development in areas of the 

subject site impacted by noise levels greater than 55dBA from the existing Morris Park 
Speedway. 

(e) Include a subdivision clause to permit subdivision of land where a split minimum lot size 
may apply. 

(f) Include a local provision clause to require acoustic mitigation controls on future 
dwelling houses that are situated between the Morris Park Speedway and the 45BA 
noise contour line.  

(g) Incorporate a requirement for a buffer management plan to be included in Schedule 1, 
Additional Permitted Use, as a component of enabling residential subdivision of the 
subject land. 

 
Council received correspondence from the DPIE in respect of the Planning Proposal on 18 
December 2019. The correspondence included approval for Council to place the Planning 
Proposal on public exhibition.  
 
2. Public Exhibition  
 
In accordance with the conditions of the Gateway Determination, the Addendum and 
supporting documentation, was placed on public exhibition from 18 December 2019 until 7 
February 2020. 
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The Planning Proposal was displayed at Dubbo Regional Council’s Civic Administration 
Building, Dubbo, the Dubbo branch of the Macquarie Regional Library and on Council’s 
website. An advertisement was also placed in local print media on 20 December 2019 and 15 
January 2020 and letters were sent to the adjoining owners of the subject land including the 
owner of the Dubbo Observatory.  
 
A total of five (5) submissions were received from the public in respect of the Planning 
Proposal.  The following details the issues raised in the submissions, including a relevant 
comment. A copy of the public submissions are provided as Appendix 2. 
 
Submission 1 – Ms Elizabeth Burke – Crown Lands  
 
A summary of the submission provided by Ms Burke is as follows: 
 
 “There is a Crown road adjoining Lot 8 DP1063425. This road is held under an Enclosure 
 Permit by Ms L K Bender, who I note has requested the amendment to the LEP.  
 
 The proposed amendment to the LEP will have no direct impact on the Crown road, 
 therefore this Office has no comment on the proposal.  
 
 If Lot 8 is subdivided into smaller lots and access to those lots is required along the 
 Crown road, this department would require Council to accept transfer of this road for 
 inclusion in Council’s road program.” 
 
Comment: 
 
Council notes the comments made by Ms Burke and acknowledges that any future impacts on 
the adjoining Crown Road would be addressed as part of the Development Approvals process.  
 
Submission 2 – Mr Peter Starr – Dubbo Observatory 
 
A summary of the submission provided by Mr Starr is as follows: 
 

“…We conduct astronomical research from customers who access our equipment 
through the internet to track newly discovered asteroids, variable stars, and searches for 
planets around distant stars. They are doing measurements on objects that are 1 million 
times fainter than the faintest star that can be viewed with the naked eye. An increase 
in our background sky brightness will mean this research will end. 
 
With the help of an American company we track all geostationary satellite over Dubbo 
every single clear night checking if they have wandered out of orbit which occurs over 
time due to the gravitational influence of the Sun, Moon and Earth. If the night sky 
becomes too bright due to light pollution we lose that contract… 
 
…we are opposed to a change in the zoning and any subdivision at 4L Camp Road, 
Dubbo… 
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…If development is to proceed which seems Council is determined to do, strict light 
pollution mitigation is required… 
…The plan has listed ‘outdoor lights shall not protrude past 30 degrees horizontal’. 
Reasons why this can be ineffectual is that we are lower lying than other properties 
around and that we will see the bulbs or elements of these lights…” 
 

To further mitigate the potential lighting impacts on the Dubbo Observatory, Mr Starr has 
proposed the following additional considerations: 
 

 “A barrier or screen is to be erected. (vegetative planting screen is listed in the 
plan) 

 We are concerned on how this may eventuate as it would take years to grow trees 
of sufficient height, and during this period we will be affected by direct light 
pollution; 

 Any roads that are built orientated in a way that car headlights do not shine at us; 

 A limit to how many watts each light fitting can have (940 lumens equivalent to 75 
watts maximum for an incandescent light bulb or 10 watt for an LED light bulb); 

 Outdoor lights are pointed downwards and have a shield to prevent any upward 
or horizontal light; and 

 Increase the lot size from 2 hectares up to 5 hectares to reduce the amount of light 
pollution.” 

 
Comment: 
 
Council acknowledges the comments made by Mr Starr and it is proposed to modify the 
Planning Proposal. The modified Planning Proposal will include the following light mitigation 
controls: 
 

 No more than 940 lumens to be emitted from each fitting (equivalent to 75 watts 
maximum for an incandescent light bulb or 10 watts for an LED light bulb); and 

 Outdoor lights are to be shielded and directed downwards to prevent any upward 
or horizontal light. 

 
It is considered that on balance, the provision of a barrier screen is not required at this stage. 
This is due to the fact that the Proponent will be required to provide a landscape buffer for 
certain allotments in the future subdivision of land. Access and egress into any future 
residential subdivision, including road positioning and direction, will considered by Council as 
part of the Development Approvals process.  
 
Council notes Mr Starr’s comments in respect of increasing the minimum lot (MLS) size from 
2ha to 5ha and considers the proposed MLS regime adequate for the subject site.   
 
Submission 3 – Ms Nicole Allen 
 
A summary of the submission as provided by Ms Allen is as follows: 
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“…I object to this planning proposal on the grounds of land use conflict and 
inconsistency with local and State planning legislation… 
 
…The Planning Proposal has failed to consider Ministerial Direction 6.3 Site Specific 
Provisions… Use of an APU and creation of a local site specific provision around noise 
from Morris Park Speedway is inconsistent with this Direction… 
 
…The Planning Proposal has failed to consider Ministerial Direction 3.3 Home 
Occupations. The use of an APU to permit further residential dwellings does not resolve 
the issue that home occupations are prohibited in the SP3 zone… 
 
…Permitting an additional 20 dwellings to be inconsistent with this Direction is not of 
minor significance and can’t be resolved… 
 
…Further inconsistencies with the Ministerial Directions appear to have been resolved 
with the Department of Planning, Industry and Environment through the development 
of the Employment Lands Strategy, which includes the Camp Road Structure Plan, 
specifically made for this proposal... 
 
…The fact that these purported local strategic documents had to be created as a method 
to resolve inconsistencies raised by the Department of Planning further shows the 
appropriateness of further residential development along our main tourist areas, 
especially Camp Road… 
 
…If this land use is prohibited in all of our other tourist areas, permitting it at Camp 
Road is creating a precedent which can be used by other developers to further 
undermine our tourist capabilities at other sites in the future… 
 
…Hampering Camp Road can mean Dubbo misses out on new events, existing tourist 
business may close, and more appropriate tourist related development cannot start up, 
simply permitting a land use (houses) which conflicts with the main purpose of tourism. 
 

  What if a new events or technology used at the speedway cause increased 
noise outputs and complaints as the 55dB line changes over time and a 
legacy of poor planning has place residential dwelling at the footsteps of this 
tourist use? 

 What if new threatened species, which are sensitive to residential uses are 
introduced to the Zoo’s sanctuary which borders Camp Road? 
... Lights from passing vehicles and barking from dogs can already be heard 
on this land which desensitises bilbies from these threats… This can 
jeopardise their ability to recognise threats and survive when eventually 
released into the wild… 

 
…how will the impact to biodiversity meet the objectives of avoid, minimise and 
mitigate? Furthermore, indirect impacts (e.g. weed invasion, vehicle strikes and 
predation from domestic animals) to threatened species are exacerbated be residential 
development… 
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…Dubbo has a thriving tourism market that sustains the area, especially in times of 
drought. Maintaining Camp Road as a tourist hub will be a better long term outcome for 
Dubbo than a few extra houses, especially when we have the space available 
elsewhere… 
 

Comment: 
 

The points raised in the subdivision are noted. However, it is unclear as to the exact nature of 
the submittant’s interest in the Camp Road precinct and this Planning Proposal as this 
information is not included in the submission. However, council has considered the 
submission as a formal submission to the Planning Proposal. 
 
The Section 7.1 Ministerial Directions have been considered by the Department of Planning, 
Industry and Environment as part of their Gateway assessment and were considered to be of 
minor significance.  
 
Council has recently undertaken extensive strategic planning work applying to both the wider 
Dubbo Local Government Area and more specifically the Camp Road Precinct. These planning 
documents include the Dubbo Employment Lands Strategy and the Camp Road Structure 
Plan. This body of work has been informed by community engagement, in-house analysis of 
development trends and a third party assessment undertaken by economic consultants, Hill 
PDA. Both strategic planning documents have been considered and endorsed by the DPIE. 
 
The Taronga Western Plains Zoo has been involved as part of the preparation of the Camp 
Road structure planning process and was further consulted during the public exhibition 
period for the subject Planning Proposal. No objections were received.  
 
No further amendments to the Planning Proposal are considered necessary as a result of this 
submission.  
 
Submission 4 – Mr Matthew Bender and Mrs Leetina Bender  
 
A summary of the submission as provided by Mr and Mrs Bender is as follows: 
 
 “...On balance we support it… 
  

…We note that the proposed amendments to the LEP set out in the proposal are 
consistent with the Dubbo Employment Lands Strategy and the Camp Road Structure 
Plan, both developed with long-term prospects in mind… 
 
…There has not been great demand for the SP3 tourist-zoned land along Camp Road. 
The new permitted use means that people who have the desire to use the land for 
tourism purposes can now live on it… 
 
…Our land is not currently zoned rural. The additional permitted use proposed to be 
permitted will not impact on any surrounding rural uses… 
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…Council is imposing a demarcation line beyond which houses cannot be built (55dB) 
and a line beyond which houses must meet acoustic thresholds (45dB), in order to avoid 
the effects of noise. We do not agree that the demarcation is required… We do not see 
why a demarcation zone should be imposed on our land, when it does not apply to the 
land next door… 
 
…We do not support the restrictions on the proposed development of our land. We think 
they are unnecessarily restrictive, and not justified by the current surrounding uses… 
 
…There is a demand for rural-residential land. We can provide it without reducing the 
amount of rural land in the area, and without reducing the capacity of the land to be 
used for tourist uses…” 

 
Comment: 
 
The noise demarcation line has been proposed to restrict residential development 
encroaching on the existing Morris Park Speedway and reduce the potential for land use 
conflicts to occur.  
 
The information provided in respect of the restrictions on the future subdivision of part of the 
land are provided to ensure the subdivision has minimal impact on adjoining and adjacent 
developments and to ensure that the Planning Proposal is not unreasonably impacted 
through any recognised constraints on adjoining and adjacent land.  
 
No further amendments to the Planning Proposal are considered necessary as a result of this 
submission. 
 
Submission 5 – Mr Joshua Black  
 
A summary of the submission as provided by Mr Black is as follows: 
 

 “One of the best parts of this Planning Proposal is to make Dwelling Houses 
permissible within the zone. This is long overdue and vital to any hope to 
reinvigorate the Camp Road precinct; 
 

 At some stage serious consideration needs to be given to removing the SP3 Tourist 
zoning. Camp Road has a lengthening list of failed tourist ventures; 
 

 The only other part of this Planning Proposal that I will comment on is the 
excessive size of the 5ha Minimum Lot Size portion. A uniform 2ha MLS would be 
large enough for any tourist experience that may be viable in the tourist death-
zone that is Camp Road.” 
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Comment: 

Council notes the comments made by Mr Black and acknowledges that they are generally 
supportive of the Planning Proposal. The 5ha minimum lot size prescribed for the land 
adjoining Camp Road is consistent with the adopted Camp Road Structure Plan. The 5ha lot 
size would allow the potential for tourist related activities to occur adjacent to Camp Road 
throughout the overall Camp Road Precinct given the likely type and size of tourist related 
activities, which could occur in the future. 
 
No further amendments to the Planning Proposal are considered necessary as a result of this 
submission.  
 
3. State Agency Consultancy 
 
The Gateway Determination as provided by the DPIE required Council to undertake 
consultation with the following State Government Agencies: 
 

 Department of Planning, Industry and Environment – Natural Resources Access 
Regulator; 

 Department of Planning, Industry and Environment Biodiversity and Conservation 
Division; 

 Transport – Roads and Maritime Services; 

 Department of Planning, Industry and Environment – Taronga Western Plains Zoo; 

 Department of Planning, Industry and Environment – Environmental Protection 
Authority;  

 Department of Planning, Industry and Environment – DPI Agriculture; and  

 NSW Rural Fire Service. 
 
The following information details the issues raised in the submissions, including a relevant 
comment. A copy of the State Agency submissions are provided as Appendix 3.   
 
Submission 1 – Department of Planning, Industry and Environment – Natural Resources 
Access Regulator. 
 
A summary of the submission from the Department of Planning, Industry and Environment, 
Natural Resources Access Regulator is as follows: 
 

 “…NRAR advises that a future proposed land use needs to consider the 
requirement for buffers to these watercourses as specified in the “Guidelines for 
Controlled Activities on Waterfront Land (NRAR 2018)”. 

 It is unclear in the information provided how the subject land is to be serviced for 
water and sewer. NRAR is supportive of reticulated sewer and water to ensure 
demands can be met and to mitigate local impacts from water supply access and 
sewage disposal. 

 If on-site servicing is proposed it is recommended this be considered at the 
rezoning stage due to the proposal including varying lot sizes to address sewage 
disposal and water access. In regards to water supply it is recommended the 
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potable and non-potable demands be confirmed and a sustainable source of 
suitable quality be confirmed… 

 NRAR advises that should groundwater be proposed as a water source, the 250m 
distance condition between bore and a contamination source (ie. A sewage 
management system) be complied with.  Addressing this distance condition can 
determine the MLS, which would be in the vicinity of 5ha.  

 It is unclear how the proposed land use and lot sizes will increase the 
intensification of stormwater management within the subject site and 
downstream. It is recommended a study be completed to assess the potential 
increase in stormwater discharge, the associated impact on watercourses and 
downstream landholders and the requirement for mitigation measures.” 

 
Comment: 
 
Council acknowledges comments provided by NRAR in respect of buffers to existing 
watercourse which traverse the subject land. It is noted that these matters will be addressed 
as part of the Development Application process and may result in an integrated development 
assessment in accordance with S4.46 under the Environmental Planning and Assessment Act 
1979.  
 
The Camp Road Structure Plan identifies that existing infrastructure is available via a 
sewerage pump station located adjacent to the subject site and has direct access to 
reticulated water supply via Rifle Range Road. The limited capacity of the sewerage pump 
station may mean that additional development would require onsite sewerage management. 
The suitability of this infrastructure would be considered as part of the Development 
Application and Construction Certificate stages.  
 
Council notes comments made in respect of groundwater use and reaffirms the Proposal’s 
intent to utilise existing reticulated water connections. It is also acknowledged that the 
proposal may potentially intensify stormwater runoff both onsite and downstream. It is noted 
that these potential impacts will be addressed as part of the Development Assessment 
Process.  
 
Submission 2 – Department of Planning, Industry and Environment - Biodiversity and 
Conservation Division. 
 
A summary of the submission from the Department of Planning Industry and Environment, 
Biodiversity and Conservation Division is as follows: 
 

“…the Biodiversity Conservation Act 2016 and Biodiversity Conservation Regulation 2017 
(section 7.1) will apply to the subdivision development application. 

 
When assessing subdivisions, the consent authority must consider the clearing of native 
vegetation required, or likely to be required, for the purpose for which the land is to be 
subdivided.  
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If the subdivision impacts native vegetation and exceeds the biodiversity offsets scheme 
threshold, a biodiversity development assessment report will be required to assess and 
calculate the biodiversity offset credit requirement. 
 
Biodiversity offsets would be calculated and secured in accordance with the Biodiversity 
Conservation Act 2016 for the subdivision. Once this is done, no further offsets are 
required for subsequent development of the land that is within the approved 
subdivision.” 

 
Comment:  
 
Council notes the comments made by the Department of Planning, Industry and 
Environment, Biodiversity and Conservation Division. The majority of vegetated land is 
located east of the proposed noise line where residential development will be prohibited. 
Further consideration of the potential impacts on biodiversity will be addressed further as 
part of the Development Assessment process.  
 
Submission 3 – Transport for NSW  
 
A summary of the submission from Transport for NSW is as follows: 
 

“…Access for the future subdivision is to be provided via a road other than the Newell 
Highway… 
 
…No new accesses are to be provided via the Newell Highway in particular for lots 38L, 
39L and 43L shown in the structure plan… 
 
…The safety, efficiency and ongoing operation of the Newell Highway at this location 
need not to be adversely affected at all by future developments of this type having 
regard to the factors outlined in Clause 101 (2)(b)(i) to (iii) of the ISEPP. 
 
Forecasting project related traffic volumes and subsequent traffic impacts for the 
intersections at Camp Road and Obley Road and Newell Highway and Camp Road 
including consideration of appropriate intersection upgrade(s) should accompany any 
future development application for this proposal…” 
 

Comment: 
 
The subject land is located at 4L Camp Road, Dubbo with direct road access provided from 
Camp Road. The subject site does not adjoin the Newell Highway and would not be 
connected directly with the Newell Highway as part of any future residential subdivision.  
 
The indicative proposal estimates an additional 30 dwellings on the subject site. The potential 
traffic volumes and traffic impacts for the Newell Highway and Obley Road will be addressed 
as part of the Development Approvals process.  
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Submission 4 – Department of Planning, Industry and Environment – Environmental 
Protection Authority. 
 
A summary of the submission from the Department of Planning, Industry and Environment, 
Environmental Protection Authority is as follows: 
 

“…The EPA responded to the draft Camp Road Structure Plan on 11 September 2019, 
and recommended that a suitable buffer be determined based on noise impacts from 
Morris Park Speedway operating being below LAeq.T 45dB(A) outside any future 
residence. 
 
The EPA has reviewed the addendum and notes that the recommendations of the EPA 
have been adopted through the implementation of the LEP Acoustic Mitigation Control 
Clause and has no further specific comments to make…” 

 
Comment: 
 
Council notes that no further comments were made by the Environmental Protection 
Authority.  
 
Council has also contacted the following State Government Agencies as a component of the 
public exhibition process: 
 

 Department of Planning, Industry and Environment – DPI Agriculture; 

 NSW Rural Fire Service; and 

 Department of Planning, Industry and Environment – Taronga Western Plains Zoo. 
 
As per condition 3 of the Gateway Determination, the State Agencies were to be given at 
least 21 days to comment on the Planning Proposal. The Planning Proposal was placed on 
public exhibition on 18 December 2019 and concluded on 7 February 2020.  
 
A comment has not been received from any of the abovementioned State Agencies. It is 
recommended that the Planning Proposal be adopted by Council and that a request for 
drafting be sent to the Department of Planning, Industry and Environment.  
 
4. Legal Drafting of Local Environmental Plan  
 
Subject to endorsement of the Modified Planning Proposal by Council, a request will be 
provided to the Department of Planning, Industry and Environment to prepare the draft 
Dubbo Local Environmental Plan 2011 under Section 3.36 of the Environmental Planning and 
Assessment Act, 1979. 
 
The Department will liaise with Parliamentary Counsel about the content of the draft 
amendment. Once the content has been finalised, an Opinion stating that the Plan can be 
made will be provided to Council.  
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Following consideration of the Opinion, Council will be required to make a request to the 
Department to arrange for the Plan to be made. Once the Plan is made, the Department will 
request Parliamentary Counsel to notify the Plan on the NSW legislation website.  
 
SUMMARY 
 
A Planning Proposal was lodged on 23 September 2016 by consultants, Doherty Smith and 
Associates on behalf of the land owner, Mrs L K Bender in respect of land at Lot 8 DP 
1063425, 4L Camp Road, Dubbo.  
 
The Planning Proposal seeks to undertake an amendment to the Dubbo Local Environmental 
Plan 2011 to facilitate the development of a subdivision on the subject land and mitigate 
potential land use conflicts through additional planning controls.  
 
This report includes the results of public exhibition and a recommendation that the Modified 
Planning Proposal, provided as Appendix 1, be adopted. 
 
 
 
 

Appendices: 
1⇩  Modified Planning Proposal - 4L Camp Road Dubbo   
2⇩  Submissions - 4L Camp Road Dubbo   
3⇩  State Agencies Submissions - 4L Camp Road Dubbo   
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