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PO Box 555
Tamworth NSW 2340

Ta /_\"\W O rt h 2 P 02 6767 '155'1

E tre@tamworth.ns
www.tamworth.nswv
ABN: 52

== REGIONAL COUNCIL

Tony Polvere
407/5 Warayama Place
ROZELLE NSW 2039

Dear Sir,

Environmental Planning and Assessment Act, 1979
NOTICE TO APPLICANT OF DETERMINATION OF A DEVELOPMENT APPLICATION

Pursuant to Section 4 - 18 (1)(a) of the Act, notice is hereby given of the determination
by Council of Development Application No. DA2025-0204 (PAN-493986) for Subdivision
of the site into 47 residential lots with associated road and service infrastructure on Lot 1
DP 1017953, Ta-Le 18-50 Mayne Drive WESTDALE.

In the determination of this application Council considered all matters listed under Section
4.15 of the Act. The development application has been determined by way of a refusal
of consent for the following reasons:

Section 4.15(1)(a)(i) Environmental Planning and Assessment Act 1979

Tamworth Regional Local Environmental Plan 2010 (TRLEP 2010)

a) On the basis that the development application has failed to satisfy the following
requirements of the Tamworth Regional Local Environmental Plan 2010:

Clause 7.14 Essential Services

F Clause 7.14(1) of the TRLEP 2010 requires that development consent must
not be granted unless the consent authority is satisfied that any of the
following services that are essential for the development are available, or that
adequate arrangements have been made to make them available when
required—

the supply of water,

the supply of electricity,

the disposal and management of sewerage,
stormwater drainage or on-site conservation,
suitable vehicular access.

P00 oo

The proposed subdivision development is not suitably serviced for the
following reasons:

. The development does not provide suitable sewerage disposal for the
majority of the lots through connection to Council sewer. Reticulated
sewer is required for all lots, except the lot that contains the land zoned
RU4 with a minimum lot size of 40ha (proposed lot 121). The
development only proposes reticulated sewer for 9 of the 46 lots
required.

Refusal Notice - DA2025-0204
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¢ Legal access to the development cannot be provided without agreement
from 51 and 53 Mayne Drive.

Note: Clause 7.14 Essential Services came into effect on 16 May 2025 with
Amendment No. 27 to the TRLEP 2010. Prior to this date, the clause was still
considered during the assessment pursuant to Section 4. 15(1)(a)(ii) Environmental
Planning and Assessment Act 1979. The proposed instrument was publicly
exhibited from 5 June to 5 July 2024 and Chapter 9 of the TRLEP 2010 Phase 1
Planning Proposal 2024 was to insert a new ‘Essential Services’ Clause.

Section 4.15(1)(a)(iii) Environmental Planning and Assessment Act 1979

Tamworth Regional Development Control Plan 2010 (TRDCP 2010)

b)

On the basis that the development application has failed to satisfy the following
requirements of the Tamworth Regional Development Control Plan 2010:

Subdivision Development Controls

i The development does not provide a satisfactory servicing strategy and
preliminary engineering designs in relation to sewer. An extension to sewer
infrastructure is required and this is not proposed in the development
application.

ii. Residential lots are to be serviced by gravity sewer and the development has
not made provision for this.

Section 4.15(1)(a)(iv) Environmental Planning and Assessment Act 1979

Environmental Planning and Assessment Regulation 2021

c)

On the basis that the development application has failed to satisfy the following
requirements of the Environmental Planning and Assessment Regulation 2021:

i To subdivide the lot and provide appropriate access to the resultant lots the
existing Right of Carriageway needs to be dedicated as a public road. There
are multiple easements over the same land:

Right of Carriageway 20 Wide DP 1017953 — shown as E
Right of Carriageway 20 Wide DP 1038239 — shown as J

The development does not demonstrate that this dedication can occur
without agreement from 51 and 53 Mayne Drive.

The right of way in DP 1058239 benefits Lots 2,3,and 4 while burdening 3,4,
and 5. To put that in addresses, the owners of 53, 21-23 and 17-19 Mayne
Drive are all burdened by the right of way in this DP, and it benefits 53, 21-
23 and 51, so all these parties would need to agree for it be extinguished by
agreement.

The proposed public road would be located on the following properties:

. 17-19 Mayne Drive WESTDALE, Lot 5 DP 1038239
. 21-23 Mayne Drive WESTDALE, Lot 4 DP 1038239
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The intensification of the use of the right of way as a result of the DA
constitutes “development” of the land which is the subject of the right of way.
The prospect of intensification is a relevant consideration in the assessment
of the DA. In this case the right of way will intensify from being used by 5 lots
to being used by 51 lots.

Owner's consent must be provided from all the owners of the land impacted
by the intensification of the use of the right of way.

Section 4.15(1)(b) Environmental Planning and Assessment Act 1979

d)  On the basis of the likely impacts of that development, including environmental
impacts on both the natural and built environments, and social and economic
impacts in the locality:

i The large number of proposed residential lots without reticulated sewer in a
residential area could pose an environmental health nuisance.

ii.  The development provides insufficient vehicular access to 51 and 53 Mayne
Drive.

Section 4.15(1)(e) Environmental Planning and Assessment Act 1979

e) On the basis that the development application has failed to satisfy the following
requirements in the public interest:

i. The lack of provision of reticulated sewer infrastructure in a residential area
where strategic sewerage planning has been planned is not in the public
interest. Council’s current sewer strategy for the subject site is gravity sewer
system with connection point to Council's 300mm main.

ii. The development would disadvantage the 37 lots with onsite sewerage
management systems in comparison to the neighbouring lots in the locality
with reticulated sewer. The costs of development are being shifted from the
developer to future residents.

iii. The development provides insufficient vehicular access to 51 and 53 Mayne
Drive.

Under the provisions of Section 8.7 of the Act you may (within six (6) months of receipt
of this notice) appeal to the Land and Environment Court against this determination.

Yours faithfully,

et s

Gina Vereker
Director, Liveable Communities

Contact: Jessica Allen (02) 6767 5778 or email: j.allen@tamworth.nsw.gov.au

Reference: SL/ja/DA2025-0204

26 September 2025
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GOVERNMENT
Tamworth Regional Council
PO Box 555
TAMWORTH NSW 2340 Your reference: (CNR-78247) DA2025-0204
Our reference: DA20250326001137-Review of
Determination-1
ATTENTION: Jessica Allen Date: Tuesday 23 December 2025
Dear Sir/Madam,

Integrated Development Application
5100B - Subdivision - Torrens Title Subdivision
18-50 MAYNE DRIVE WESTDALE NSW 2340, 1//DP1017953

| refer to your correspondence dated 02/12/2025 seeking general terms of approval for the above Integrated
Development Application.

The New South Wales Rural Fire Service (NSW RFS) has considered the information submitted. General Terms of
Approval, under Division 4.8 of the Environmental Planning and Assessment Act 1979, and a Bush Fire Safety
Authority, under section 100B of the Rural Fires Act 1997, are now issued subject to the following conditions:

Asset Protection Zones
The intent of measures is to provide sufficient space and maintain reduced fuel loads to ensure radiant heat
levels at the dwellings are below critical limits and prevent direct flame contact

1. At the issue of a subdivision certificate, the site around the existing building on lot 101 shall be managed as an
inner protection area in perpetuity to a distance of 50m or the lot boundary, whichever is the lesser.

2. Prior to the issue of the subdivision certificate, section 88B easements under the 'Conveyancing Act 1919’ are
to be created. The easement is to ensure the lot accommodates the required distances for building setback from
grass hazards on adjacent land. The name of the authority empowered to release, vary or modify any instrument
must be Council.
The easements are to burden all lots except lots 137-141 and lots 144-47 inclusive.
The easement is to restrict the user from the construction of any Class 1, 2 and 3 building and any Class 10a
building within 6 metres of a Class 1, 2 or 3 building within:

a. 10 metres of the western, south western and southern boundary;

b. 11m of the eastern, north eastern and northern boundary.

3. At the issue of a subdivision certificate, all new Lots are to be maintained as an inner protection area in
accordance with Appendix 4 of Planning for Bush Fire Protection 2019 as follows.
a. tree canopy cover should be less than 15% at maturity;

1
Postal address Street address
L T
NSW Rural Fire Service NSW.Ruml Fire Service (02) 87415555
Locked Bag 17 4 Murray Rose Ave F (02) 87415550
GRANVILLE NSW 2142 SYDNEY OLYMPIC PARK NSW 2127 wwwi.rfs.nsw.gov.au
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trees at maturity should not touch or overhang the building;

lower limbs should be removed up to a height of 2m above the ground;

tree canopies should be separated by 2to 5m;

preference should be given to smooth barked and evergreen trees;

large discontinuities or gaps in vegetation should be provided to slow down or break the progress of fire

towards buildings;

shrubs should not be located under trees:;

shrubs should not form more than 10% ground cover; and

i. clumps of shrubs should be separated from exposed windows and doors by a distance of at least twice
the height of the vegetation.

j. grass should be kept mown (as a guide grass should be kept to no more than 100mm in height); and

k. leaves and vegetation debris should be removed.

~oao0gw

T M

Access Requirements
The intent of measures is to provide safe operational access to structures and water supply for emergency
services, while residents are seeking to evacuate from an area

4. Public access roads shall comply with the general requirements of Table 5.3b of Planning for Bush Fire

Protection 2019 and specifically the following:

a. the entire length and width of the right of carriageway leading from Mayne Drive to the proposed
development site is converted to and dedicated as a public road with the inclusion and installation of all
appropriate servicing infrastructure;

. access is provided to all existing and future structures;

c. the public access roads shall be two-wheel drive all-weather roads, no less than 8m wide kerb to kerb;
the capacity of road surfaces and any bridges/causeways is sufficient to carry fully loaded firefighting
vehicles (up to 23 tonnes); bridges/causeways are to clearly indicate load rating.
traffic management devices are constructed to not prohibit access by emergency services vehicles;
an unobstructed clearance height of 4 metres shall be maintained;
maximum grades for roads shall not exceed 15 degrees and an average grade of not more than 10
degrees or other gradient specified by road design standards, whichever is the lesser gradient;

h. curves of roads shall have a minimum inner radius of ém;

i. the road cross-fall shall not exceed 3 degrees;

j. vehicle turning heads shall incorporate a minimum 12 metres outer radius turning circle or turning heads
compliant with A3.3. Vehicle turning head requirements of Planning for Bush Fire Protection 2019, and
are clearly sign posted as a 'No Through' road;

k. 'No Parking' signs are to be erected within the turning head;

I.  roll top kerbing shall be used to the hazard side of the road;

m. hydrants are located outside of parking reserves and road carriageways to ensure accessibility to
reticulated water for fire suppression;

n. hydrants are provided in accordance with the relevant clauses of AS 2419.1:2005 - Fire hydrant
installations System design, installation and commissioning:; and

o. there is suitable access for a Category 1 fire appliance to within 4m of the static water supply where no
reticulated supply is available.

Woater and Utility Services
The intent of measures is to minimise the risk of bush fire attack and provide protection for emergency
services personnel, residents and others assisting firefighting activities

N
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5. The provision of new water, electricity and gas must comply with the following in accordance with Table 5.3¢c
of Planning for Bush Fire Protection 2019:

a.
b.

TSm0 a0

reticulated water is to be provided to the development where available;

fire hydrant, spacing, design and sizing complies with the relevant clauses of Australian Standard AS

2419.1:2021;

hydrants are not located within any road carriageway;

Blue, reflective 'cats-eyes’ are installed in the road way to indicate the location of hydrants;

fire hydrant flows and pressures comply with the relevant clauses of AS 2419.1:2021;

all above-ground water service pipes are metal, including and up to any taps;

where practicable, electrical transmission lines are underground;

where overhead, electrical transmission lines are proposed as follows:

i. lines are installed with short pole spacing (30m), unless crossing gullies, gorges or riparian areas; and

iil. nopart of atree is closer to a power line than the distance set out in accordance with the
specifications in ISSC3 Guideline for Managing Vegetation Near Power Lines.

reticulated or bottled gas is installed and maintained in accordance with AS/NZS 1596:2014 - The storage

and handling of LP Gas, the requirements of relevant authorities, and metal piping is used;

all fixed gas cylinders are kept clear of all flammable materials to a distance of 10m and shielded on the

hazard side;

connections to and from gas cylinders are metal; polymer-sheathed flexible gas supply lines are not

used; and

above-ground gas service pipes are metal, including and up to any outlets.

General Advice - Consent Authority to Note
The assessment has relied on the referred documents identified below.

Bushfire Assessment Report Subdivision by Bushfire Environmental Management Consultancy, dated
5/11/24, ref 241705.

Landscape Plans by A Total Concept Landscape Architects dated 24/10/24.

Subdivision Concept Plan by SPIIRE Urban Design, drawing number 00068-76, revision 04, dated 3
September 2024.

Preliminary Biodiversity Assessment by Cedar Ecology, dated 4/11/24.

For any queries regarding this correspondence, please contact Wayne Sketchley on 1300 NSW RFS.

Yours sincerely,

Anna Jones
Manager Planning & Environment Srv (Nth)
Built & Natural Environment
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BUSH FIRE SAFETY AUTHORITY

Subdivision - Torrens Title Subdivision
18-50 MAYNE DRIVE WESTDALE NSW 2340, 1//DP1017953
RFS Reference: DA20250326001137-Review of Determination-1

Your Reference: (CNR-78247) DA2025-0204

This Bush Fire Safety Authority is issued on behalf of the Commissioner of
the NSW Rural Fire Service under s100b of the Rural Fires Act (1997)
subject to the attached General Terms of Approval.

This authority confirms that, subject to the General Terms of Approval
being met, the proposed development will meet the NSW Rural Fire
Service requirements for Bush Fire Safety under s100b of the Rural Fires
Act 1997.

Anna Jones

Manager Planning & Environment Srv (Nth)
Built & Natural Environment

Tuesday 23 December 2025

Y.
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Limitations Statement

This report and the associated services performed by Decentralised Water Australia (DWA) relate solely
to the scope, budget, time, and access constraints as set out in the engagement agreement and
guotation between DWA and the Client. DWA accept no liability for any use or reliance on this Report
for any purpose not documented in this agreement and quotation by the Client. It has been prepared
for the exclusive use of the Client and DWA accepts no liability for any use of or reliance upon this
report by any third party.

The outcomes and recommendations contained in this report may have relied upon a range of
information and data sources including information and discussions with the client, field investigations
(limited to those described in this report), publicly available information and other sources. DWA have
not verified the accuracy of third-party data, and any inaccuracies or inadequacies may influence the
accuracy of our findings. Similarly, both the inherent vanability of environmental and ground
conditions and the passage of ime can lead to changes in ground condlitions and other factors which
may affect the accuracy of our findings. The Client should seek advice from DWA on the accuracy of
findings after more than six months has passed or where changes in relevant conditions are known to
have occurred. Data and information collected during field investigations should not be taken as
accurate and complete for all depths and locations across the site.

The report and services have been completed in accordance with relevant industry standards,
guidelines, and government legislation as of the date of publication unless stated otherwise. Where an
engineering design is included, this design has been based on site and construction plans as provided
by the Client and/or their representative and documented in the report. DWA accepts no liability for
the impact of any changes to site conditions and / or building layout and extents on our design where
DWA were not notified of the changes prior to completing our services Additional costs may be
incurred where work has already been completed.

Copyright © Decentralised Water Australia

This report and accompanying plans were prepared for the exclusive use of the Client. No part of this
report may be reproduced, stored, or transmitted in any form without the prior consent of
Decentralised Water Australia unless permitted under the Copyright Act or as outlined in the contract
or terms of engagement. Plans accompanying this document may not be reproduced, stored, or

transmitted in any form uniless this copyright note is included.
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Executive Summary

This Subdivision Wastewater Management Report has been prepared by Decentralised
Water Australia Pty Ltd on behalf of Brightway Development Group Pty Ltd to support a
development application for the subdivision of land at 18-50 Mayne Drive, Westdale NSW,
into 47 residential lots. The report has been prepared for submission to Tamworth
Regional Council and assesses the suitability of the land to accoommodate on-site
wastewater management systems for those lots where reticulated sewerage is not
available.

The proposed subdivision comprises a mix of lots to be serviced by gravity sewer and lots
to be serviced by individual on-site wastewater management systems. Lots 101 and 140 to
147 are proposed to connect to the existing sewer network. The remaining residential lots
are proposed to be serviced by independent on-site wastewater management systems.
This report demonstrates that, for those unsewered lots, the installation and long-term
operation of compliant on-site wastewater management systems is both technically
feasible and capable of being approved under the relevant statutory and policy
framework.

A comprehensive site and soil evaluation was undertaken at a subdivision scale,
incorporating desktop assessment, field investigation, soil test pit excavation, and
laboratory analysis. The site is generally characterised by gentle slopes, a linear planar
landform, and duplex soils typical of the Duri soil landscape, comprising loam to clay loam
topsoils overlying light to medium clay subsoils. No major limitations to on-site
wastewater management were identified across the site. Moderate constraints associated
with soil water regime, clay-influenced subsoils, and proximity to minor drainage features
were identified; however, these are considered manageable through appropriate system
selection, conservative hydraulic loading rates, and compliant land application design.

The assessment identified a minor, non-perennial headwater drainage feature traversing
the site that ultimately drains to Timbumburi Creek. This feature has been assessed as a
constructed drainage line occupying a modified flow path rather than a natural
watercourse. Notwithstanding its modified nature, the drainage line functions as a
surface water conveyance pathway under existing site conditions and has therefore been
treated conservatively as a sensitive feature for the purposes of this assessment.
Appropriate setbacks have been applied in accordance with AS/NZS 1547:2012 and
Tamworth Regional Council requirements.

An existing farmn dam within the site is an artificial structure and, as advised by the
proponent, will be removed as part of the proposed subdivision works. The dam has not

D
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been assessed as a sensitive feature and does not influence the wastewater management

outcomes presented in this report.

A Potential Effluent Management Area has been identified for each unsewered lot using a
GlIS-based assessment that applies relevant exclusion zones and setback distances. The
assessment demonstrates that each unsewered lot contains sufficient suitable area to
accommodate a compliant land application area sized to manage wastewater from a
primary dwelling of up to five bedrooms and, where permissible in the future, a one-
bedroom secondary dwelling. This confirms that the subdivision layout and minimum lot
sizes are appropriate to support future Section 68 approvals for on-site wastewater
systems without reliance on off-site land or non-compliant design concessions.

The preferred wastewater servicing strategy for unsewered lots is the use of individual
secondary treatment systems with disinfection, coupled with sub-surface irrigation as the
primary land application method. This approach is consistent with AS/NZS 15472012, the
NSW On-site Wastewater Management Guidelines (2025), and Tamworth Regional
Council's On-site Wastewater Management Plan. It provides a high level of public health
and environmental protection, is well suited to the identified soil and site conditions and
represents a robust and commonly approved solution within the local government area.
Primary treatment systems have been excluded as unsuitable for the subdivision context
due to their higher environmental risk and reliance on deeper unsaturated soil profiles.

Design wastewater flows and land application area sizing have been calculated using
conservative occupancy assumptions and loading rates. Hydraulic, water balance, and
nutrient assessments demonstrate that the proposed land application areas can
sustainably manage effluent year-round without reliance on storage and without
exceeding soil assimilative capacity. These outcomes provide a defensible technical basis
for Council to be satisfied that on-site wastewater systemns are a viable and approvable

servicing option for the unsewered lots.

Itis proposed that any future secondary dwellings be serviced by independent treatment
systems and land application areas, separate from those servicing primary dwellings. This
approach aligns with best practice, avoids speculative system oversizing at subdivision
stage, reduces cumulative loading risks, and simplifies future approval, operation, and
maintenance arrangements,

Operation and maintenance of on-site wastewater systems will be the responsibility of
future lot owners and will be regulated through Council approval under the Local
Government Act 1993, Systems will be required to be installed, operated, and maintained
in accordance with NSW Health accreditation conditions, manufacturer requirements,

and Council consent conditions.

D
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In summary, this report demonstrates that for those lots not connected to reticulated
sewerage, the installation and ongoing operation of on-site wastewater management
systems is a feasible, sustainable, and approvable servicing solution. The proposed
subdivision layout, site and soil conditions, and wastewater servicing strategy collectively
satisfy the performance objectives of applicable legislation, Tamworth Regional Council

policy, and relevant Australian and NSW guidelines.
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1 Introduction

This subdivision Wastewater Management Report (WMR) has been prepared by
Decentralised Water Australia (DWA) for Brightway Development Group Pty Ltd. The
report has been prepared to support a forty-seven-lot subdivision located at 18-50 Mayne
Dr, Westdale NSW 2340.

1.1 Development Background

Brightway Development Group Pty Ltd have received a request for information relating to
the Development Application (DA) submission to Tamworth Regional Council (TRC) to
subdivide the original lot into forty-seven proposed lots. Lot sizes within the proposed
subdivision range from 4,018m? (Lot 144) to 55869m? (Lot 122). The residual lot, proposed
Lot 107, which contains the existing dwelling, covers an area of 13,083m?2. The existing
dwelling is serviced by an on-site wastewater management system, comprising a primary
treatment unit and conventional trench land application area.

This report presents the outcomes of the project, which included a site and soil
assessment, concept design, and comprehensive environmental evaluation for an on-site
wastewater management system intended to accept, treat, and land apply wastewater
from the proposed subdivision.

While several limitations were identified during the assessment, the site is generally
considered well suited for on-site wastewater management. Based on the findings of the
site and soil evaluation, it has been determined that a sustainable on-site sewage

management solution is feasible for all proposed lots within the subdivision.

1.2 Site and Locality Information

The site is identified as 18-50 Mayne Dr, Westdale NSW 2340. The lot, which is approx.
40.4ha in size, is irregular in shape with a northern frontage to Mayne Drive. The slope is
generally <5% toward the east with a linear planar landform.

A minor, nonperennial headwater drainage line traverses the site and drains directly to
Timbumburi Creek, a higher order watercourse forming part of the local catchment
network. Two additional drainage lines are located south of the site and converge
downstream before also discharging to Timbumburi Creek. Surface runoff across most of
the site occurs as sheet flow and follows a northwest to southeast orientation toward the
creek, with a smaller portion directed to an existing stormwater pit at the southern end of
Mayne Drive. Stormwater management for the development will be provided via a
network of open swale drains, including drains at the rear of lots and within road reserves.
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Open drains serving the western lots are specifically designed to intercept and mitigate
external catchment flows (Drainage Management Strategy, Spire, 11/2024).

The site is predominantly cleared and currently used for pastoral purposes, with
vegetation largely consisting of introduced pasture species and limited remnant native
vegetation. Vegetation along the on-site drainage line forms a narrow riparian corridor,
comprising a mix of native and exotic species, indicative of historic agricultural
disturbance. Scattered trees are present intermittently but do not constitute a continuous

native vegetation community.

Climatic conditions in Westdale are temperate, with warm summers and cool winters,
reflecting the broader Tamworth region. Average annual rainfall ranges from
approximately 700 to 800 mm, predominantly occurring in spring and summer, often
associated with convective storm events. Potential evaporation is relatively high,
averaging 1,400-1,600 mm per year, contributing to net moisture deficits across much of
the year. Seasonal rainfall variability and elevated evaporation rates are key considerations
for stormwater management, soil moisture availability, and the long-term performance of

on-site wastewater systems.

An existing dwelling and associated structures is located in the north-west corner of the
development site (proposed Lot 101). The dwelling is currently serviced by an on-site
wastewater management system comprising a primary treatment unitand a
conventional trench land application area.

The location of the site is shown in Figure 1 with details of the site are summarised in

Table 1. The proposed subdivision is shown in Figure 2.
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Table 1 Summary of Site Information

Site Information

18-50 Mayne Dr, Westdale NSW 2340

Property Details

Lot 183 DP755215
owner / Applicant Brightway Development Group Pty Ltd
Allotment Size 404ha

R2 - low density residential,
Land Zoning

RU4 - Primary Production Small Lots
Development Type Subdivision - Tinto 47 lots

Description of proposed development

Proposed Lot 101: existing dwelling to be
connected to gravity sewer. Proposed land area is
132 ha.

Proposed Lots 140 through to 147 are designated
for gravity sewer connection

Proposed Lots 102 through to 139 are designated
for Onsite Wastewater Treatment. Lot sizes vary

from 4,039m? to 55,869m2
Water Supply Reticulated Supply (proposed).
Power Supply Gnd connected (proposed)

Sewer Availability

Local Government Area

R.0905.001.01

Awvailable to a limited No. of lots

Tamworth Regional Council (TRC)
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Project: 0905
Drawn: 07/01/2026

Figure 1 Locality Plan Revision: 00
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2 Performance Objectives

The management of onsite wastewater systems in New South Wales for subdivision
developments is governed by a framework of legislation, policies and technical standards
designed to protect public health, water quality and the environment over the long term.
In the context of subdivision, this framework ensures that proposed lots are of sufficient
size, configuration and capability to sustainably accommodate onsite wastewater
management systems where reticulated sewerage is unavailable.

Key legislative provisions are contained within the Environmental Planning and
Assessment Act 1979, the Local Government Act 1993 and the Local Government
(General) Regulation 2021, supported by the Protection of the Environment Operations
Act 1997. In assessing subdivision proposals, councils must also consider relevant
technical guidance, including AS/NZS 1547:2012 - On-site Domestic Wastewater
Management and the NSW Onsite Wastewater Management Guidelines (April 2025).

2.1 Development Approvals and Legislative Requirements

Subdivision development applications that propose or rely on onsite wastewater
management systems must demonstrate, at the planning stage, that each proposed lot
can accommodate a compliant onsite wastewater system. This requirement arises under
the EP&A Act and relevant local environmental planning instruments, and forms a key
consideration in determining subdivision layout, minimum lot sizes and development
constraints.

While individual onsite wastewater systems are generally installed at the dwelling
construction stage, the Local Government Act 1993 requires that the installation,
alteration or operation of a sewage management facility be approved by Council under
Section 68. For subdivision developments, councils typically require sufficient technical
assessment to confirm that future Section 68 approvals can be obtained for each lot,
based on demonstrated site suitability and system performance.

Council assessment focuses on ensuring that future onsite wastewater systems will meet
statutory performance standards, including the prevention of disease, odour,
contamination of land and waters, impacts on amenity, and risks to public and
environmental health. Consideration is also given to appropriate buffer distances, effluent
treatment levels, land application area sizing and long-term operability. Where applicable,
systems must incorporate NSW Health-accredited devices and be installed and operated
in accordance with accreditation conditions.

R.0905.001.01 Page |6




Subdivision Wastewater Management Report
C-NTRALISED
WATEBnrm 18-50 Mayne Dr, Westdale NSW 2340

2.2 Policies, Standards and Guidelines

The assessment of onsite systems draws on a suite of technical and policy references,

including (but not limited to):
s AS/NZS 1547:2012 - On-site Domestic Wastewater Management
« NSW Onsite Wastewater Management Guidelines (2025)
« NSW Groundwater Strategy (2022)
» Local Planning for Healthy Waterways using NSW Water Quality Objectives (2006)
e ANZECC Water Quality Guidelines for Fresh and Marine Waters (2000)
« NSW Oyster Industry Sustainable Aquaculture Strategy (2021)

These documents provide the framework for assessing site capability, effluent treatment
requirements, land application areas and environmental protection measures across the
subdivision. Treatment levels (Primary, Secondary or Advanced Secondary) are
determined with regard to site sensitivity, soil and landscape constraints, catchment
context, flooding risk and slope, ensuring suitable outcomes for future development on
each lot.

2.3 Performance Compliance

The following table summarises how the legislative and guideline objectives are
addressed in the context of this development. The system selection, design, and
management measures ensure that effluent is appropriately treated and contained,
public health is protected, environmental impacts are minimised, and Council and State
requirements are fully satisfied.

R.0905.001.01 Page |7
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Table 2 Performance Objectives Compliance

Legislative/Guideline Objective Compliance Measure

Subdivision design enables installation of systems
with appropriate treatment levels [Pnmary,

Prevent the spread of disease by micro-organisms  Secondary or Advanced Secondary) and compliant
setbacks in accordance with AS/NZS 15472012 and
the NSW 2025 Guidelines.

Future systems can be sited and designed to

minimise odour impacts, with maintenance
Prevent the spread of foul odours

requirements established through approval

conditions.

Lots are sized and configured to accommodate
Prevent contamination of water, soil, and compliant land application areas matched to soil and
vegetation site conditions; higher treatment levels applied
where site sensitivity requires.

Subdivision design allows for sealed tanks and
Discourage insects and vermin protected land application areas that prevent
standing effluent and pest access.

Effluent management areas are located within
Prevent human contact with untreated or

private allotments and designed to restrict access;
inadequately treated effluent

treatment and disinfection applied as required.

Treated effluent is suitable for controlled reuse within
Promote resource reuse (nutrients, water, organic

designated areas on each lot, subject to treatment
matter)

level and site capability.

Lot layout and setbacks allow systems to be located
Minimise adverse amenity impacts away from sensitive receptors, reducing visual, odour
and noise impacts.

Future systems are to utilise NSW Health-accredited
Compliance with accredited devices devices installed and operated in accordance with
accreditation and Council conditions.

Subdivision planning accounts for constraints
Resilience to site constraints (flood, slope,

through appropriate lot sizing, system selection,
catchment sensitivity) oL o

floodproofing and treatment requirements.
Approval pathways ensure future owners are subject

Ongoing operation, maintenance, and monitoring 1o operating approvals, maintenance obligations and
Council compliance requirements.

R.0905.001.01 Page |8
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3 Tamworth Regional Council Strategic and Policy
Context

Tamworth Regional Council (TRC) has established a comprehensive strategic and
statutory framework to guide land subdivision and the provision of wastewater servicing
infrastructure, including the use of on-site wastewater management systems where
reticulated sewerage is unavailable or impractical. The performance objectives relevant to
this subdivision are derived primarily from Council's strategic planning documents,
statutory controls and its On-site Wastewater Management Plan (OWMBP).

3.1 Council Strategic Planning Framework

Council’s long-term planning framework, including Blueprint 100 and the Local Strategic
Planning Statement, seeks to support orderly urban growth while ensuring development
is serviced by infrastructure that protects public health, environmental values and
downstream receiving environments. These strategies emphasise the need for
infrastructure planning to be integrated with land release and subdivision designand
recognise that interim or permanent on-site wastewater management systems may be
appropriate in areas where reticulated sewerage is not immediately available.

The Tamworth Regional Housing Strategy further supports residential growth in
established and emerging urban areas, including Westdale, subject to development
demonstrating that essential services such as wastewater management can be provided
in a sustainable manner. The strategy reinforces the need for subdivision proposals to
address infrastructure constraints and servicing options at the planning stage.

32 Statutory Planning Controls

The Tamworth Regional Local Environmental Plan (LEP) 2010 and Development Control
Plan (DCP) 2010 require subdivision proposals to demonstrate that each lot can be
appropriately serviced. Where reticulated sewerage is available or feasible, connection is
generally required. Where connection is not feasible, Council requires a detailed
assessment demonstrating that on-site wastewater management systems can be
installed and operated in accordance with Council policy and relevant Australian and
NSW guidelines.

The DCP specifically requires subdivision applications to include a servicing strategy
addressing wastewater management, and to demonstrate that proposed lots are suitable
for their intended servicing arrangement over the long term.

R.0905.001.01 Page |9
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3.3 TRC On-site Wastewater Management Plan (OWMP)

The Tamworth Regional Council On-site Wastewater Management Plan (OWMP) is the
primary policy document governing the assessment, approval and management of on-
site wastewater systems within the LCA. The OWMP establishes performance-based
objectives to ensure that on-site wastewater systems:

« Protect public health and minimise risk to residents, neighbours and the wider

community

= Prevent pollution of surface waters, groundwater and sensitive receiving

environments

« Ensure sustainable long-term operation of wastewater systems within the

constraints of the site

» Are compatible with the scale and density of development, particularly in

subdivision scenarios

For subdivision developments, the OWMP requires a comprehensive land capability and
wastewater assessment to demonstrate that each unsewered lot can sustainably
accommodate an on-site wastewater management system within its boundaries. This
includes consideration of soil characteristics, site area, slope, separation distances, effluent
management areas, and cumulative impacts arising from multiple systems within the

subdivision.

The OWMP also establishes Council's preference for reticulated sewerage where available,
while recognising that on-site systems may be an acceptable servicing solution where
sewer extension is not currently feasible and where performance objectives can be
achieved. Importantly, the OWMP requires subdivision-scale planning to ensure that
future connection to reticulated sewerage is not precluded and that interim on-site
systermns do not result in unacceptable environmental or public health impacts.

A summary of the OWMP requirements as related to subdivision development is provided
inTable 3.

R.0905.001.01 Page |10
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OWMP

Requirement

/Section

Table 3 Summary of OWMP Requirements

Description

How This Report / Subdivision

Addresses It

Establishes that the OWMP "minimises
environmental, public health and
economic risks associated with the

The report applies the OWMP purpose
by evaluating risk factors for on-site

Section 11 assessment and instaliation of all systems on un-serviced lots and
Plan Purpose on-site wastewater management demonstrating compliance with
systems’ and guides assessment environmental and health protection
requirements for un-sewered critena.
allotments.
All un-sewered allotments are L — ba h be
) ots within the subdivision have been
classified as Level 1 or Level 2 based on _ _
assessed for OWMP classification to
Section12 risk and constraint levels for on-site
. determine whether Level 1or Level 2
wastewater management; this d
isk- : reporting and investigations are
Risk-Based Approach classification dictates the level of
appropriate and compliance pathways
supporting information required for
) are followed.
development applications.
Qutlines subdivision-specific This subdivision requires a Level 2
assessment pathways: Level1 assessment. The report includes
subdivisions have limited constraints site-specific land capability
Section 5 and simpler reporting; Level 2 assessment, soil and site constraints
Subdivision of Land subdivisions require detailed land analysis and wastewater management
capability investigations and system concept design in accordance
wastewater management reporting with the relevant subdivision
commensurate with site conditions. assessment level.
For lots classified as Level 2 the report
Requires comprehensive land :
Section 52 includes detailed geotechnical and soil

Level 2 Subdivision

capability evaluation, detailed soils
analysis, and supporting wastewater

test data, hydraulic loading
assessments, separation distances, and

system design reporting where higher ]
Criteria vs 9 9 9 system sizing to satisfy OWMP Level 2
risk conditions apply.
standards,
Site investigations have been
Provides guidance on site and soil _ 2
Secton 6 undertaken consistent with OWMP
assessment requirements, including i i
_ guidance (soil tests, percolation tests
Supplementary the technical basis for soil evaluations
: and groundwater investigations) 1o
Information and risk-based determination of )
inform appropriate system selection
wastewater system suitability.
and risk assessment.
Section 8/

Design Criteria

R.0905.001.01

Establishes technical requirements for

system selection and design, including

The report's proposed on-site

wastewater systern designs meet or
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OWMP
Requirement Description
/Section

How This Report / Subdivision

Addresses It

land application area sizing, minimurn  exceed OWMP design criteria, with

separation distances, and effluent sizing, setbacks and effluent dispersal
quality / dispersal standards areas demonstrated to achieve
appropriate to risk classification. sustainable performance outcomes,
Summarise performance and The report references and cross-checks
reporting requirements for different relevant OWMP tables to ensure

Tables (8,9, 1,12) leveis of assessment, soil classes, and performance standards and reporting
design criteria that support requirements are incorporated into
compliance, assessments for each lot

R.0905.001.01 Page |12
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4 Site and Soil Evaluation

A site and soil evaluation of the subject land was undertaken in accordance with AS/NZS
1547:2012, including Section 5.2 and relevant appendices (notably Appendices B, C and D),
together with the NSW Onsite Wastewater Management Guidelines (April 2025). For
subdivision developments, the purpose of the site and soil evaluation is to establish
whether the land is capable of being subdivided into lots that can each sustainably
accommodate an onsite wastewater management system, having regard to site
constraints, environmental sensitivity and long-term system performance.

The primary objective of the assessment was to collect sufficient information on site
characteristics, soil properties and environmental constraints at a subdivision scale to

support informed decision-making regarding:

« The suitability of the land for land-based onsite wastewater management systems;

and

e The implications for subdivision layout, minimum lot sizes, wastewater
management zones, and future system selection, siting and operation.

The assessment was undertaken in two stages.
Stage 1- Desktop Assessment

Stage 1comprised a desktop study to collate regulatory, planning and environmental
information relevant to the site, the proposed subdivision and the surrounding area. This
included a review of applicable planning instruments, mapped environmental
constraints, catchment context and known infrastructure limitations. Geographic
Information System (GIS) tools were used to identify and analyse spatial data relevant to
onsite wastewater management, including topography, hydrology, soil landscapes, flood
risk and proximity to sensitive receptors. The outcomes of the desktop assessment
informed the scope and focus of the field investigation and assisted in identifying
potential constraints that may influence subdivision design and wastewater

management options.
Stage 2 - Site and Soil Assessment

Stage 2 involved a field-based site and soil assessment undertaken in accordance with
AS/NZS 15472012, with emphasis on a representative, subdivision-wide evaluation rather
than assessment of individual future lots. The assessment considered the land within and
surrounding the study area, with particular attention to the interaction between surface
form, slope, drainage patterns and the soil-water regime, as required by the NSW
Guidelines.

R.0905.001.01 Dage |13
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The site inspection enabled the identification and assessment of environmentally
sensitive receptors, such as watercourses, drainage lines, groundwater indicators, steep
slopes and adjoining land uses, which may influence lot capability and wastewater
system constraints.

A soil survey was undertaken across representative areas of the subdivision. Soil test pits
were excavated to appropriate depths using an excavator, with soil profiles described,
photographed and sampled for laboratory analysis. Consistent with AS/NZS 1547:2012
(Clause C3.5.4), a minimum of three representative sites were assessed; however, the final
number and distribution of test locations were determined based on the scale of the

subdivision and the degree of variability in landform and soil conditions across the site.

The findings of the site and soil evaluation were used to characterise land capability
across the subdivision and to identify areas suitable or constrained for onsite wastewater
management, informing subdivision design and future system reguirements.

The overall aims of the assessment were to:

» Determine whether the land is suitable to be subdivided into lots capable of
sustaining onsite wastewater management systems.

= Provide site- and soil-specific information relevant to future system selection,
designand land application area sizing.

« Identify, analyse and evaluate risks arising from site and soil characteristics that
may affect long-term system performance.

« Identify, analyse and evaluate risks to groundwater, surface water and public
health associated with wastewater effluent; and

= Identify and refine mitigation, management and monitoring measures that can be
incorporated into subdivision design and future onsite wastewater system
approvals.

The field investigation for the proposed subdivision was undertaken on the 16 December
2025.

The outcomes of the site assessment are presented in Section 4.1, with the soil
assessment information in Section 4.4 and overall outcomes presented in Section 4.5. A
plan showing the site, surrounding area and sensitive features is presented in Figure 3
with photos also provided for context in Section 4.3.
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4.1 Site Assessment

Site assessment observations for the lot were determined based on AS1547, Section 5.2
(Site and Soil Evaluation). The evaluation utilised methodologies and procedures from
Appendices B, C and D of AS1547 as well as the NSW Environment and Health Protection
Guidelines, Section 4.33 and Table 4 (Site Assessment: Rating for On-site Systems).

Results and corresponding outcomes from the site assessment are presented in Table 4

Table 4 Desktop Site Assessment

Risk Assessed
Classification Outcome

Site Feature Observation

) Minimal influence on
Site and proposed lots located
Flood potential } Minor limitation system selection or
above Council defined flood levels -
design

Minirmal influence on
Exposure High sun and wind Minor limitation system selection or
design

Minimal influence on
Slope % 0-6 Minor limitation system selection or
design

Linear planar. Natural drainage )
: Minimal influence on
but less effective with distance

Landform Minor limitation system selection or
from crest. No spreading or

design
acceleration,

Minimal influence on

Run-on and
None, low Minor limitation system selection or
seepage )
design
Minimal influence on
Erosion potential Mo signs of erosion observed Minor limitation system selection or
design
) Minimal influence on
_ No visible signs of surface . ;
Site drainage Minor limitation system selection or
dampness _
design
Minimal influence on
Fill Mo fill observed Minor limitation system selection,
design, or construction
R.0905.001.01 Page |15
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Risk Assessed

Site Feature Observation

Classification Outcome

Minimal influence on
Rocks and rock
Mo surface rock observed Minor limitation system selection or
Outcrops
design

Minimal influence on
Vegetation Mixed grass and trees Minor limitation system selection or
design

Consider level of
treatment and LAA
location and design to
minimise impacts on
watercourses and
SEnsitive receptors.

Refer to Section 11 for detailed ) ;

Sensitive receptors Moderate limitation Consider level of

evaluation
treatment and
contained methods of
land application such
as sub-surface
irmgation. Perform

modelling as required.

Most pits indicated imperfectly
drained with TP6 moderately

drained. No mottling or
Consider level of

groundwater was observed in any
treatment and LAA

pit at the time of excavation.
Despite the dry conditions durnng
logging, the presence of light to

Soil water regime Moderate limitation regimes. Adopt
medium clay subsoils indicates

design 0 manage
poorer soil water

) conservative design

restricted vertical permeability

loading rate (DLR) to
and the potenual for
ensure adequate
episodic/seasonal saturation

hydraulic performance.
under prolonged wet conditions.

Refer Secuon 4.4 for detailed

evaluation
Minimal influence on
Acid Sulfate Soils' N/A Minor limitation system selection or
design
' NSW Government eSpatial Planning Viewer
R.0905.001.01 Dage |16
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Risk Assessed
Site Feature Observation

Classification Outcome

Minimal influence on
Biodiversity Values

Map? No biodiversity values mapped Miner limration system selection or
ap?
design
Minimal influence on
Dnnking Water )
No Minor limitation system selection or
Catchment'
design
Minimal influence on
Aquaculture Areas®  Noaquaculture mapped Minor limitation system selection or
design
2 NSW Government Biodiversity Values Map and Threshold Tool
3 NSW Fisheries Spatial Data Portal
R.0905.001.01 Dage |17
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