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Section 1.0

THE APPLICATION
1.1

INTRODUCTION
This Development Application seeks approval for Farm Stay Accommodation
at 790 Pinnacle Road, Canobolas within the Colmar Estate Vineyard.
The proposal involves the construction of a free standing building that
comprises two accommodation rooms; ensuites; and a common area that will
serve as a kitchen/living/dining zone. The farm stay is self-contained and selfcatered. Typical use involves short stays by guests who can experience the rural
setting and observe a working vineyard.

Source: Beachouse

Appropriate rural architectural building materials, finishes and tones are
proposed to ensure that the farm stay achieves satisfactory visual integration
within the rural landscape.
The proposed development has been designed, and can be managed, so that
it does not generate an adverse impact on nearby development or the amenity
of the area. It is consistent with the zoning of the land and is considered an
appropriate development in the context of the surrounding land use pattern.
This report describes the subject land and proposed development; provides an
assessment of the development pursuant to the relevant matters in Section
4.15 of the Environmental Planning & Assessment Act; and concludes that
there are no aspects of the development that would prevent approval of the
application.
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APPLICANT
Colmar Estate
c/- Peter Basha Planning & Development
PO Box 1827
ORANGE NSW 2800

1.3

OWNERSHIP
William Scrope Shrapnel & Penelope Jane Shrapnel
790 Pinnacle Road
CANOBOLAS NSW 2800

1.4

DOCUMENTATION
The development application consists of this report and the attached plans and
documentation:
Annexure A – Land Plans by Peter Basha Planning and Development
Figure 1
Figure 2
Figure 3

Location
Existing Boundaries and Site Detail
Surrounding Development Pattern

Annexure B – Architectural Drawings by Beachouse
Drawing 01.01
Drawing 01.02
Drawing 01.03
Drawing 01.04
Drawing 01.05
Drawing 01.06
Drawing 01.07
Drawing 01.08

Location Plan
Site Plan
Floor Plan
Elevations 1
Elevations 2
Section
3D Images 1
3D Images 2

Annexure C
Effluent Disposal Assessment by Envirowest Consulting
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Annexure D
Preliminary Contamination Investigation by Envirowest Consulting
Annexure E
BASIX & NatHERS Certificates
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Section 2.0

THE SUBJECT LAND
2.1

LOCATION, TITLE AND ZONING
The subject land is located on the western side of Pinnacle Road,
approximately 4.8 kilometres to the southwest of the Orange urban area (refer
below).

The address of the subject land is 790 Pinnacle Road. The Real Property
description is Lot 100 DP 1168350, Parish of Beneree and County of Bathurst.
The land is zoned E3 Environmental Management under the provisions of
Orange Local Environmental Plan 2011.

2.2

PROPERTY AND SITE DESCRIPTION
The subject land is a rural property with an approximate area of 31.15 hectares.
The subject land has a 572.705 metre frontage to Pinnacle Road (to the east)
and is 556.03 metres wide at the southern boundary and 496.885 metres wide
at the northern boundary.
The southern, northern and western property boundaries all adjoin other rural
properties.
Peter Basha
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The property has largely been cleared of native vegetation and timber due to
the past (orchard) and current (viticulture) use of the land. The land comprises
an established vineyard, cellar door, dam, and existing dwelling as depicted in
the submitted aerial plan (above). Larger trees extend along the northern,
eastern, southern and western boundaries.
The land falls from the south to the north and east. The slope is long and
gradual and becomes slightly steeper as it falls to the east. Elevation ranges
from 990mAHD at the southern boundary down to 960mAHD at the northern
boundary.
Drainage of the land is via the natural surface. Two dams are located 130
metres southeast and 300 metres northeast of the site. Two non-perennial
drainage lines are located approximately 130 metres east and 250 metres
north of the farm stay. These drainage lines connect to Brandy Creek some 700
metres further to north.
The property operates as the Colmar Estate with some 7 hectares of wellestablished vineyards and cellar door premise.

2.3

ROADS AND ACCESS
Pinnacle Road is bitumen sealed roadway which provides one traffic lane in
each direction. It is identified in Orange LEP 2011 as a Classified Road.
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Principal access to the subject land is provided directly from Pinnacle Road at
a point that is approximately 170 metres north of the south-eastern corner.
A secondary access is provided at the north-eastern corner. Council’s Road
Opening Permit Officer advised at an on-site meeting on Tuesday 2 March
2021, that the existing access arrangements are satisfactory and will not be
required to be upgraded to support the proposal.
The internal driveway system that serves the property will need to be extended
to the proposed farm stay. The driveway will be constructed to an all-weather
gravel surface.

2.4

SERVICES
The area is not connected to any reticulated water supply. Accordingly, water
supply in the locality is provided via on site means (tanks, dams, and bores).
The area is not serviced by a reticulated sewerage scheme. Effluent disposal is
undertaken on site via septic tanks and absorption trenches or disposal areas.
There is no piped stormwater system that services the area. Stormwater
generally is either captured on site for water supply (i.e., tanks and dams), or
returned to the rural catchment.
Telephone and electricity services are available in the locality and will require
extension to the proposed building site.
Telephone and electricity services are connected to the subject land.

2.5

SURROUNDING DEVELOPMENT PATTERN
Land use on properties in proximity to the subject land includes:
•

Campbell’s Corner (park) (Item 56, Local Significance) is located to the
north of the subject land.

•

“Sheltering Pines” House and Garden at 784 Pinnacle Road (Item 326, Local
Significance) is located immediately to the north of the subject land.

•

Orchards and rural dwellings exist to the south, southwest, and west.
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•

A vineyard is located to the east, on the opposite side of Pinnacle Road.

•

The land immediately to the south of the site comprises a rural dwelling
and small-scale vineyard.

At a broader scale, the land use pattern comprises a mix of small to moderate
size rural properties with rural dwellings. Some of the properties are used as
orchards or for viticultural purposes, while others for small scale grazing or
pasture.

2.6

CONSTRAINTS AND OPPORTUNITIES
The site for the proposed farm stay accommodation is located on the elevated
southern section of the property. It has been selected for the following
reasons:
•

It is elevated with a northern aspect. It offers expansive views to the north
and east to maximise amenity and outlook for guests.

•

The terrain is relatively gentle and will not require significant earthworks
to establish the farm stay.

•

The well-established trees and vegetation along the southern boundary
provide an effective screen between the development site and the nearest
dwelling which is located some 60 metres to the south.
Peter Basha
Planning & Development

Proposed Farm Stay Accommodation
790 Pinnacle Road, Canobolas

Page 8

•

It is appropriately separated and reasonably setback from adjoining rural
land uses such as vineyards and orchards so as to minimise conflicts arising
from spray drift, noise, odour and dust.

•

It is well separated from the identified watercourses.

•

It is well clear of native timber and does not require removal of any trees.

•

The site can be reasonably accessed from the existing entrance that
extends from Pinnacle Road. In this regard, Council’s Road Opening Permit
Officer advised at an on-site meeting on 2 March 2021, that the existing
access to the site will not be required to be upgraded to support the
proposal.

•

The internal route to the development site will need to be upgraded,
however, it is not unreasonably constrained by the topography.

•

The subject land is not burdened by any known natural hazards such as
flooding or bushfire.

•

The proposed vehicle access arrangements and manoeuvrability for the
development are considered satisfactory.

Peter Basha
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Section 3.0

THE PROPOSAL
3.1

PROPOSED FARM STAY ACCOMMODATION
It is proposed to establish a new building within the subject land at the location
indicated in the attached site plan. This new building is proposed to be used
for farm stay accommodation.
Established tree line and
vegetation

Roofline of neighbouring
dwelling

Approximate location of farm stay
accommodation (facing south)

The farm stay accommodation will value-add the existing viticultural activities
of the site and will enhance the experience for visitors to the area by providing
quality accommodation at the foothill of Mount Canobolas.
The siting of the farm stay has been influenced by the following considerations:
•

It enhances the visitor experience by optimising the outlook from the farm
stay to the rural landscape to the north; vineyards to the east; and orchards
to the west; whilst achieving passive design principles.

•

It maintains visual and acoustic privacy in relation to surrounding
development.

Peter Basha
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It ensures the accommodation is well separated from the adjoining
agricultural land uses.

With reference to the architectural drawings by Beachouse, the farm stay has
been designed with a modest footprint and roof profile that integrates with
the rural landscape. It adopts a comparable appearance to a small scale rural
farm building.

Cellar Door and
Dwelling
Vineyards

Facing north-east from the
proposed farm stay
accommodation

The proposed external finishes are as follows:
•

Walls – timber vertical board cladding.

•

Roof – metal roof sheeting.

•

Aluminium framed doors and windows.

•

Timber posts and beams in hardwood or glulam.

•

Timber decking.

The colour scheme is yet to be selected but will comprise subdued nonreflective tones to ensure the building integrates with the rural landscape. The
conceptual 3D images prepared by Beachouse provide an indicative colour
scheme.
Peter Basha
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The floor plan of the farm stay is arranged as follows:
•

Open plan kitchen/living/dining zone.

•

Two accommodation rooms, each with ensuite and robe.

•

Laundry cupboard.

•

A carport and verandah.

Passive design concepts such as natural ventilation, daylight and solar access
have been incorporated into the design to provide users with a high level of
amenity and thermal comfort whilst minimising energy use.
The farm stay is self-contained and self-catered. Typical use involves short
stays by guests who can experience the rural setting and observe a working
vineyard.
The management of the farm stay will be as follows:

3.2

•

On-line booking.

•

Cleaning/maintenance by the operator or their contractor.

•

General monitoring by the property owner.

SERVICES
Effluent disposal will be undertaken on-site. An on-site effluent disposal
assessment is included in Annexure C of this report.
The proposed water supply system will comprise at least a 20,000-litre
rainwater tank attached to the farm stay.
Telephone and electricity services are available for connection.
Stormwater not captured on site for water supply purposes will be returned to
the rural catchment in a non-erosive manner.

Peter Basha
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SITE WORKS
The proposal involves the following site works:
•

Installation of the on-site effluent disposal system which will comprise an
absorption or evapotranspiration trench and septic treatment system with
a minimum capacity of 3,500 litres.

•

Construction of a new internal driveway that will extend from the existing
access that extends from Pinnacle Road to the proposed accommodation.
The driveway will be constructed to an all-weather gravel surface and will
lead to a two-car carport.

Existing driveway

Approximate location of new gravel driveway

Peter Basha
Planning & Development

Section 4.0

TOWN PLANNING CONSIDERATIONS
In determining the application, Council must take into consideration the relevant
matters under section 4.15 of the Environmental Planning and Assessment Act, 1979.
These are assessed below.

4.1

PROVISIONS OF ENVIRONMENTAL PLANNING INSTRUMENTS
4.1.1

Orange Local Environmental Plan 2011

Orange Local Environmental Plan 2011 (the LEP) applies. The relevant
provisions are considered below.
LEP Mapping
The subject land is identified on Orange Local Environmental Plan 2011
mapping on sheets numbered 004. Consideration of the LEP mapping matters
is provided in the table below.
LEP Matter

Comment

Land Zoning Map

E3 Environmental Management

Lot Size Map

100 hectares (not relevant to this proposal)

Heritage Map

Not within a Conservation Area.
In vicinity to two heritage items adjacent to the
northeast corner of the subject land.

Height of Buildings Map

No building height limit

Floor Space Ratio Map

No floor space limit
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LEP Matter

Comment

Terrestrial Biodiversity Map

Small area of biodiversity sensitivity on western
fringe of subject land. Development site not
affected.

Groundwater Vulnerability Map

Groundwater vulnerable

Drinking Water Catchment Map

Within a drinking water catchment

Watercourse Map

No mapped sensitive waterways on the site

Urban Release Area Map

Not within an urban release area

Obstacle Limitation Surface Map

Not applicable

Additional Permitted Uses Map

Not applicable

Flood Planning Map

Not a flood planning area

Zoning
The land is zoned E3 Environmental Management. The objectives of the E3
zone are:
•

To protect, manage and restore areas with special ecological, scientific,
cultural or aesthetic values.

•

To provide for a limited range of development that does not have an
adverse effect on those values.

•

To manage development within water supply catchment lands to conserve
and enhance the city and district’s water resources.

•

To maintain the rural function and primary production values of the area.
Peter Basha
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To ensure development along the Southern Link Road has alternative
access.

There are no aspects of the proposed development that are adverse to the
zone objectives. In particular:
•

In consideration of the first and second stated objective, there are no
aspects of the development that would result in adverse effects upon any
area of special ecological, scientific, cultural or aesthetic value.

•

In consideration of the third stated objective, the proposal will adopt the
measures outlined in Section 4.5.5 of this report to maintain water quality
within the City’s drinking water catchment.

•

In consideration of the fourth stated objective, the rural and primary
production function of the area will be maintained. In this regard the
proposed farm stay has been sited so as to not intrude on existing rural
activities within or around the subject land.

•

The fifth stated objective is not relevant to this proposal.

Permissibility
The proposal is defined as farm stay accommodation which according to the
LEP Dictionary means a building or place that provides temporary or short-term
accommodation to paying guests on a working farm as a secondary business to
primary production.
According to the Land Use Table in the LEP farm stay accommodation is
permissible in the E3 Zone subject to receiving to the development consent of
Council.
The definitional requirements of farm stay accommodation are as follows:
1. It must be a building or place that provides temporary or short-term
accommodation to paying guests.
2. It must be on a working farm.
3. It must be a secondary business to primary production

Peter Basha
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In consideration of the above, the proposal is consistent with the LEP definition
due to the following:
•

With respect to the first element of the definition, the proposed farm stay
is solely for temporary or short-term accommodation for paying guests.

•

With respect to the second element of the definition, the primary use of
the subject land is as a working farm. In this regard, the subject land is well
established as the Colmar Estate with some 7 hectares of vineyards and a
cellar door premises.

•

With respect to the third element of the definition, the proposed farm stay
accommodation is secondary to the primary production business due to
the following:
–

The proposed farm stay does not unreasonably encroach upon or limit
the continued agricultural use of the subject land.

–

The vineyard and cellar door operations require greater management,
activity and input than the proposed farm stay accommodation.

–

Considerable infrastructure has been invested to support the vineyard,
including the vineyard area itself; the buildings; plant and equipment;
water supply system; internal driveways; and other ancillary
infrastructure.

Clause 1.2 Aims of Plan
The aims of the LEP are as follows:
a) to encourage development that complements and enhances the unique
character of Orange as a major regional centre boasting a diverse economy
and offering an attractive regional lifestyle,
b) to provide for a range of development opportunities that contribute to the
social, economic and environmental resources of Orange in a way that
allows the needs of present and future generations to be met by
implementing the principles of ecologically sustainable development,
c) to conserve and enhance the water resources on which Orange depends,
particularly water supply catchments,
Peter Basha
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d) to manage rural land as an environmental resource that provides economic
and social benefits for Orange,
e) to provide a range of housing choices in planned urban and rural locations
to meet population growth,
f) to recognise and manage valued environmental heritage, landscape and
scenic features of Orange.
In consideration of the LEP aims, the following comments are provided in
support of the development:
•

General Aim (a) – There are no aspects of the proposal that detract from
the character of Orange as a major regional centre

•

General Aim (b) – The proposal would have a neutral to positive effect in
terms of the social, economic and environmental resources of the City.
There are no aspects of the proposal that would compromise the principles
of ecologically sustainable development.

•

General Aim (c) – There are no aspects of the proposal that would
represent a direct threat to the City’s water resources.

•

General Aim (d) – As discussed throughout this report, there are no aspects
of the proposal that would affect the management of rural land as an
environmental resource.

•

General Aim (e) – The proposal has no impact on the City’s range and supply
of housing choices.

•

General Aim (f) – There are no aspects of the proposal that would adversely
affect the value of heritage, landscape and scenic features of the City.

Clause 5.4 Controls Relating to Miscellaneous Permissible Uses
Pursuant to Clause 5.4(5) development for the purposes of farm stay
accommodation must consist of no more than 5 bedrooms.
The proposed farm stay will comprise of 2 bedrooms. The proposed
development complies with this requirement.
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Clause 5.10 Heritage Conservation
Clause 5.10 of the LEP applies. The objectives of this clause are as follows:
a) to conserve the environmental heritage of Orange,
b) to conserve the heritage significance of heritage items and heritage
conservation areas, including associated fabric, settings and views,
c) to conserve archaeological sites,
d) to conserve Aboriginal objects and Aboriginal places of heritage
significance.
In terms of heritage conservation:
•

The subject land is not identified as a heritage item.

•

The subject land is in the vicinity of the following heritage items:
- Campbell’s Corner (park) at Pinnacle Road, Canobolas to the north of
the subject land (Item 56, Local Significance).
- “Sheltering Pines” House and Garden at 784 Pinnacle Road, Canobolas
(Item 326)
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Pursuant to Clause 5.10(4), Council is required to consider the potential impact
that the development may have on any heritage item,The impacts of the
proposal upon the heritage significance of the nearby items are discussed in
Section 4.5.3 of this report.
Clause 7.4 Terrestrial biodiversity
The subject land is identified on the Orange Local Environmental Plan 2011 –
Terrestrial Biodiversity Map as having biodiversity.

Clause 7.4 of the LEP provides as follows:
(1) The objective of this clause is to maintain terrestrial biodiversity by—
(a) protecting native fauna and flora, and
(b) protecting the ecological processes necessary for their continued
existence, and
Peter Basha
Planning & Development

Proposed Farm Stay Accommodation
790 Pinnacle Road, Canobolas

Page 20

(c) encouraging the conservation and recovery of native fauna and flora
and their habitats.
(2) This clause applies to land identified as “High Biodiversity Sensitivity” or
“Moderate Biodiversity Sensitivity” on the Terrestrial Biodiversity Map.
(3) Before determining a development application for development on land to
which this clause applies, the consent authority must consider whether or
not the development—
(a) is likely to have any adverse impact on the condition, ecological value
and significance of the fauna and flora on the land, and
(b) is likely to have any adverse impact on the importance of the
vegetation on the land to the habitat and survival of native fauna, and
(c) has any potential to fragment, disturb or diminish the biodiversity
structure, function and composition of the land, and
(d) is likely to have any adverse impact on the habitat elements providing
connectivity on the land.
(4) Development consent must not be granted to development on land to
which this clause applies unless the consent authority is satisfied that—
(a) the development is designed, sited and will be managed to avoid any
significant adverse environmental impact, or
(b) if that impact cannot be reasonably avoided—the development is
designed, sited and will be managed to minimise that impact, or
(c) if that impact cannot be minimised—the development will be
managed to mitigate that impact.
The biodiversity impacts of the proposed development are discussed in Section
4.5.11 of this report.
Clause 7.6 Groundwater vulnerability
The subject land is defined on the Orange Local Environmental Plan 2011 –
Water Map as having groundwater vulnerability. Clause 7.6 of the LEP provides
as follows:
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1) The objectives of this clause are to maintain the hydrological functions of
key groundwater systems and to protect vulnerable groundwater
resources from depletion and contamination as a result of inappropriate
development.
2) This clause applies to land identified as “Groundwater Vulnerability” on the
Groundwater Vulnerability Map.
3) Before determining a development application for development on land to
which this clause applies, the consent authority must consider:
a) whether or not the development (including any on-site storage or
disposal of solid or liquid waste and chemicals) is likely to cause any
groundwater contamination or have any adverse effect on
groundwater dependent ecosystems, and
b) the cumulative impact (including the impact on nearby groundwater
extraction for potable water supply or stock water supply) of the
development and any other existing development on groundwater.
4) Development consent must not be granted to development on land to
which this clause applies unless the consent authority is satisfied that:
a) the development is designed, sited and will be managed to avoid any
significant adverse environmental impact, or
b) if that impact cannot be reasonably avoided—the development is
designed, sited and will be managed to minimise that impact,
c) if that impact cannot be minimised—the development will be managed
to mitigate that impact.
The potential impacts on groundwater resources are addressed as follows:
•

An on-site effluent disposal assessment has been prepared in accordance
with Australian Standard 1547, On-site domestic wastewater
management, and the Environment and Health Protection Guidelines, Onsite sewage management for single households (1998), Department of
Urban Affairs and Planning. The assessment is included as Annexure C and
recommends a system to ensure that the application, treatment and
disposal of effluent is undertaken in a satisfactory manner.
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•

The proposed use does not involve the production, storage or disposal of
large quantities of other liquid wastes or chemicals, and none that would
easily find their way to groundwater resources.

•

The proposal does not involve the extraction of groundwater and therefore
does not contribute to groundwater depletion.

Clause 7.7 – Drinking water catchments
According to the Orange Local Environmental Plan 2011 –Drinking Water
Catchment Map the subject land is within the City’s drinking water catchment.
Clause 7.7 of the LEP provides as follows:
1) The objective of this clause is to protect drinking water catchments by
minimising the adverse impacts of development on the quality and
quantity of water entering drinking water storages.
2) This clause applies to land identified as “Drinking water” on the Drinking
Water Catchment Map.
3) Before determining a development application for development on land to
which this clause applies, the consent authority must consider whether or
not the development is likely to have any adverse impact on the quality and
quantity of water entering the drinking water storage, having regard to:
a) the distance between the development and any waterway that feeds
into the drinking water storage, and
b) the on-site use, storage and disposal of any chemicals on the land, and
c) the treatment, storage and disposal of waste water and solid waste
generated or used by the development.
4) Development consent must not be granted to development on land to
which this clause applies unless the consent authority is satisfied that:
a) the development is designed, sited and will be managed to avoid any
significant adverse impact on water quality and flows, or
b) if that impact cannot be reasonably avoided—the development is
designed, sited and will be managed to minimise that impact, or
Peter Basha
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c) if that impact cannot be minimised—the development will be managed
to mitigate that impact.
Measures to protect water quality are provided in Section 4.5.5 of this report.
Clause 7.11 - Essential services
Clause 7.11 states that development consent must not be granted to
development unless the consent authority is satisfied that any of the following
services that are essential for the proposed development are available or that
adequate arrangements have been made to make them available when
required:
a) the supply of water,
b) the supply of electricity,
c) the disposal and management of sewage,
d) storm water drainage or on-site conservation,
e) suitable road access.
The proposed development will satisfy the requirements of this clause and
Council’s normal requirements pertaining to the servicing of development.
Council’s Road Opening Permit Officer confirmed at an on-site meeting on 2
March 2021, that the existing access arrangements from Pinnacle Road are
acceptable and are not required to be upgraded as a consequence of this
development. The internal road network will be extended to provide an allweather access to the farm stay.
4.1.2

State Environmental Planning Policy 55 – Remediation of Land

Clause 7(1) of SEPP 55 Remediation of Land provides that a consent authority
must not consent to the carrying out of any development on land unless:
a) It has considered whether the land is contaminated, and
b) If the land is contaminated, it is satisfied that the land is suitable in its
contaminated state (or will be suitable, after remediation) for the purpose
for which the development is proposed to be carried out, and
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c) If the land requires remediation to be made suitable for the purpose for
which the development is proposed to be carried out, it is satisfied that the
land will be remediated before the land is used for that purpose.
The site of the proposed farm stay has historically operated as an apple and
cherry orchard from the 1970’s up until their removal in the early 2000’s. Since
the early 2000s, the site has been left vacant and has occasionally been slashed
and bailed for pasture fodder.
Considering the past use of the site, a preliminary contamination investigation
of the development site has been undertaken (refer Annexure D). The objective
was to identify past potentially contaminating activities, identify potential
types of contamination, discuss the site condition, provide a preliminary
assessment of site contamination and assess the need for further investigation
to determine suitability for the proposed land use.
Soil samples were collected from across the development area for analysis of
heavy metals and organochlorine pesticides.
The investigation found as follows:
The site has a predominate land-use history of orcharding. The orchard trees
were removed approximately 20 years ago. Slashing and bailing for pasture
fodder have occurred on the site.
No evidence of mines, sheep dips, mixing sheds or contaminating industrial
activities were identified on the site from the review of site history and site
walkover. The use of agricultural pesticides over the area in the past is expected
to be low.
Surface cover was dominated by introduced pasture species including Phalaris
and buffalo grass. Vegetation cover was generally 100%.
The levels of all contaminants of concern analysed in the soil samples were
below the adopted land-use thresholds (NEPC 1999).
No further investigations are required.
The investigation area is suitable for the proposed farm stay land-use.
In consideration of the above, further investigation in regard to potential soil
contamination is not necessary.
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State Environmental Planning Policy (Infrastructure) 2007

Clause 101 of State Environmental Planning Policy (Infrastructure) 2007 applies
to the proposed development as the subject land has frontage to Pinnacle
Road which is a Classified Road.
Clause 101(2) provides that a consent authority must not grant development
consent on land that has frontage to a classified road unless it is satisfied that:
(a) where practicable and safe, vehicular access to the land is provided by a
road other than the classified road, and
(b) the safety, efficiency and ongoing operation of the classified road will not
be adversely affected by the development as a result of—
(i) the design of the vehicular access to the land, or
(ii) the emission of smoke or dust from the development, or
(iii) the nature, volume or frequency of vehicles using the classified road to
gain access to the land, and
(c) the development is of a type that is not sensitive to traffic noise or vehicle
emissions, or is appropriately located and designed, or includes measures,
to ameliorate potential traffic noise or vehicle emissions within the site of
the development arising from the adjacent classified road.
In consideration of the above, whilst this Clause is technically applicable, the
proposed development will not have an adverse impact upon the safety,
efficiency, and ongoing operation of the classified road for the following
reasons:
•

No changes are proposed to the existing access arrangements onto the
classified road. The existing access arrangements that serve the subject land
will be retained.

•

A joint inspection with Council’s Road Opening Permit Officer on 2 March
2021 confirmed that the existing access to the site from Pinnacle Road will
not be required to be upgraded to support the proposal.

•

The existing vehicle access point is in a practicable and safe location that
achieves good sightlines for both vehicles and pedestrians.
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•

The additional traffic generated is expected to be modest in relation to the
capacity of the existing road network.

•

The farm stay accommodation is sited and appropriately separated by some
335 metres from Pinnacle Road. As such, it will not be impacted by traffic
noise or emissions.

PROVISIONS OF DRAFT ENVIRONMENTAL PLANNING INSTRUMENTS
There are no known draft regional, state or local planning instruments that are
likely to affect the subject land or development.

4.3

PROVISIONS OF DEVELOPMENT CONTROL PLANS
Orange Development Control Plan 2004 (the DCP) sets certain Planning
Outcomes to cover a range of development types and issues.
There are certain DCP matters that are relevant to this proposal. These are
considered below:

PO 12.1-1 PLANNING OUTCOMES – GENERAL CONTROLS IN WATER SUPPLY
CATCHMENTS
1. Development proposals clearly demonstrate measures that are to be instituted
to minimise impacts on the quality and availability of water resources for public
water-supply use.

The above Planning Outcome is addressed in Section 4.5.5 of this report.

PO 15.6-1 PLANNING OUTCOMES – OFF-STREET CAR PARKING
1. Adequate off-street car parking is provided in accordance with the Table or,
alternatively, according to an assessment that demonstrates peak-parking
demand based on recognised research.
2. Car-parking areas are designed according to Australian Standard.
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3. Car-park areas include adequate lighting and landscaping (preferably deciduous
shade trees), which provides for the personal security of users.
4. Bicycle-parking facilities are provided according to the relevant Australian
Standard.
5. Facilities for loading and unloading of commercial vehicles are provided
according to the relevant Australian Standard.

In consideration of the above Planning Outcomes:
•

In regard to the first Planning Outcome 1, the DCP requires parking for
tourist accommodation to be provided at the rate of 1 space per unit or
bedroom. As such, the proposed two (2) bedroom farm stay generates a
parking requirement of two (2) spaces. As indicated in the attached site
plan, a total of two (2) undercover spaces will be provided.

•

In regard to the Planning Outcome 2, the car parking spaces will be
provided in accordance with the Australian Standard.

•

In regard to Planning Outcome 3, the proposed car parking spaces can be
satisfactorily illuminated by low level ambient lighting associated with the
farm stay. Site landscaping can be provided so as to maintain passive
surveillance/security.

•

In regard to Planning Outcome 4, given the nature of the proposed
development, formal bicycle parking is not warranted. Notwithstanding,
there is ample opportunity for bicycles to be parked within the site.

•

In regard to Planning Outcome 5, given the nature of the proposed
development, it is expected that vehicles associated with the development
will comprise predominantly of light service vehicles and cars. These
vehicles can be accommodated in the proposed driveway and parking areas
in accordance with the relevant Australian Standard.

PO 0.4-11 INTERIM PLANNING OUTCOMES - TRANSPORT ROUTES
1. The development provides a high standard of visual appeal to motorists, cyclists
and pedestrians as well as adjoining property owners.
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2. The visual appearance of the development, including any signage, lighting or
other ancillary element, must not generate a distraction to motorists.
3. Any signage must not be animated whether by movement or flashing lights.
4. Where land has more than one street frontage the street with the lower volume
of traffic is to provide the principal access to the development, subject to safety
considerations.
5. Where access is provided onto an arterial road, distributor road or major
collector road, the access point must have appropriate safe sight distances for
the prevailing speed limit and clear and unimpeded entrance/exit signage must
be displayed.
6. Where on-site customer parking is provided that is not immediately visible from
a public road clear and unimpeded directional signage must be displayed.
7. Where the proposal is residential, or another noise sensitive form, appropriate
noise mitigation measures to limit the development from traffic noise must be
demonstrated.

Pinnacle Road is identified in Orange LEP 2011 as a Classified Road.
Accordingly, the proposal represents development along a transport route
which is subject to the above Planning Outcomes. The proposal is considered
to be satisfactory as follows:
•

In consideration of the Planning Outcome 1, given the location of the
proposed development, it is unlikely to be viewed from the streetscape.
Notwithstanding, the proposed development has a high standard of visual
appeal, and the design of the accommodation is comparable to that of a
rural farm building. Through the use of building materials and design, the
development has been designed to integrate with the landform and rural
setting.

•

In consideration of Planning Outcome 2, there are no visual aspects of the
development that would pose a distraction to motorists, cyclists or
adjoining property owners.

•

Planning Outcome 3 is not relevant as no signage is proposed as part of this
application.
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•

In regard to Planning Outcome 4, the subject land has one road frontage
which is to Pinnacle Road.

•

In regard to Planning Outcome 5, Council’s Road Opening Permit Officer
confirmed at a site meeting on 2 March 2021, that the existing access to
the site from Pinnacle Road will not be required to be upgraded to support
the proposal.

•

In consideration of the Planning Outcome 6, appropriate wayfinding
signage can be provided to direct visitors to the farm stay and parking
areas.

•

In consideration of Planning Outcome 7, due to the siting and generous
setback of the farm stay some 350 metres from Pinnacle Road, it is unlikely
to be affected by traffic noise.

PO 10.3-1 PLANNING OUTCOMES – DEVELOPMENT NEAR MAJOR ROADS
1. Development on land fronting and visible from a major road or distributor road
provides for quality design on the highway and/or distributor road through
landscaping, building setbacks façade design, external colours and materials
and siting.
2. Residential buildings address potential noise impacts in design from adjacent
main roads.
3. Direct access to major roads is limited and is constructed to the requirements
of the relevant roads authority.
4. Residential lots are set back from planned distributor roads to provide a
reasonable separation between future roads and residential land.
5. Where direct access to a main or arterial road is denied by the Roads Authority
and comprises residential subdivision, any rear or side fences are set back and
screened with dense landscaping.
6. Commercial buildings adjoining a distributor road are setback from the
property boundary by at least 10m.
7. Lighting and signage visible from a distributor road is not animated and is
designed so as not to distract motorists beyond glance recognition.
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Pinnacle Road is identified in Orange LEP 2011 as a Classified Road. As such the
proposal represents development along a major road which is subject to the
above Planning Outcomes. The proposal is considered satisfactory as follows:

4.4

•

In consideration of the Planning Outcome 1, the proposed development
has a high standard of visual appeal and has been designed to integrate
with the landform and rural setting. Existing and likely future landscaping
will assist further in this regard.

•

In consideration of Planning Outcome 2, the proposed farm stay is unlikely
to be affected by traffic noise due to the generous setback from Pinnacle
Road and the relatively modest traffic volumes associated with that road.

•

In consideration of Planning Outcome 3, Council has previously advised
that the existing access onto Pinnacle Road is not required to be upgraded
to support the farm stay accommodation.

•

Planning Outcome 4 is not relevant to the proposal.

•

Planning Outcome 5 is not relevant to the proposal.

•

Planning Outcome 6 is not relevant to the proposal.

•

With regard to Planning Outcome 7, there is no signage proposed as part
of this application. Lighting associated with the development is likely to
emanate from low-level ambient external lighting which is unlikely to pose
a distraction to motorists or surrounding development.

MATTERS PRESCRIBED BY THE REGULATIONS
The Environmental Planning and Assessment Regulation 2000 prescribes
certain matters that must be considered by Council in determining a
development application. The following information is provided in respect of
the relevant prescribed matters:
Demolition of a Building (Clause 92)
Not applicable as the proposal does not involve demolition.
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Fire Safety Considerations (Clause 93)
Not applicable. This clause applies to a development application that involves
a change of building use for an existing building, where the applicant does not
seek the rebuilding, alteration, enlargement or extension of a building.
Buildings to be Upgraded (Clause 94)
Not applicable. This clause only applies to a development application for
development comprising the rebuilding, alteration, enlargement or extension
of an existing building.
BASIX Commitments (Clause 97A)
A BASIX Certificate has been prepared and is provided in Annexure E.

4.5

THE LIKELY IMPACTS OF THE DEVELOPMENT
The proposal is unlikely to generate any impacts that would adversely affect
the quality of the environment of the locality. The potential impacts of the
development are considered below.
4.5.1

Visual Impact

The visual quality of the area is attractive due to the rural setting; the variable
topography; existing vegetation; and the level of visual integration that has
generally been achieved for existing development.
The proposed development is considered satisfactory in terms of visual impact
due to the following.
•

The proposed farm stay is located towards the southern boundary of the
property, some 335 metres from Pinnacle Road and will not be easily
detected in most views from outside the subject land.

•

The architectural design can be compared to that of a small-scale rural farm
building which is a common and accepted built form within the locality. In
this regard, the design and setback of the building cannot be considered to
be uncharacteristic within the rural setting.
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•

The roof pitch and open gable roof profile is consistent with the built form
in the locality, thus maintaining a relatively compatible building within the
landscape.

•

The proposed external finishes are typical of rural domestic architecture
and will be sympathetic to the surrounding landscape. Further, the use of
timber vertical cladding for the external walls reflects the finishes on other
buildings within the subject land.

•

The proposal does not require the removal of significant vegetation. The
well-established landscaped setting of the development site will be
retained; further reducing the potential for adverse visual impacts.

•

The established vegetation within the road reserve of Pinnacle Road to the
east of the farm stay disrupts sightlines and provide reasonable screening
of the development, particularly in views along the Pinnacle Road view
corridor.

•

The potential visual impacts upon the nearest dwelling to the south has
been addressed as follows:
–

The farm stay building is of a modest bulk and scale and adopts a form
and finish that is characteristic of the rural area.

–

The farm stay building is sited some 60 metres from the neighbouring
dwelling and the intervening area contains well established vegetation
that will offer reasonably effective screening and softening of the
development.

4.5.2

Traffic Impacts

The potential for traffic impacts relates mainly to:
•

The capacity of the local road network to accommodate vehicles associated
with the proposed use; and

•

The ability for vehicles to enter, exit and use the site without disruption to
traffic flow along Pinnacle Road.
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Traffic Generation
Traffic increases attributed to the development are expected to be modest.
The proposal represents short stay tourist accommodation. As such, key
activity is expected to occur predominantly around weekends and generally
outside the normal peak hour traffic conditions of Monday to Friday. Traffic
associated with the development will typically involve cars and light vehicles.
The development has been designed in a manner whereby all vehicles can
enter and leave the site in a forward direction. The arrangement of the building
and internal circulation and parking areas have been appropriately considered.
Adequacy of Road Network
The primary route to the development is via Pinnacle Road which is a sealed
classified road with one traffic lane in each direction. It serves local properties
and also forms part of a tourist loop from Orange to local attractions including
Lake Canobolas; Mount Canobolas; the Pinnacle Lookout; and various
vineyards; cellar door premises; and food and drink premises.
In the context of its current standard and current level of use, Pinnacle Road is
considered suitable to accommodate the modest additional traffic generated
by the proposed development.
The additional traffic generated as result of this development is reasonable and
will integrate appropriately with the existing road network without adverse
consequence.
Access, Internal Layout and Servicing
The proposed development is considered satisfactory in terms of access,
internal layout and servicing. In this regard:
•

As advised by Council’s Road Opening Permit Officer, the existing access is
not required to be upgraded to facilitate the development.

•

An internal all-weather gravel driveway will be constructed from the
existing driveway to the proposed farm stay accommodation and adjacent
parking areas.

•

Vehicles entering and exiting the property via Pinnacle Road are able to do
so in a forward direction at all times.
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By its very nature and scale, the farm stay is not likely to generate the need
for service vehicles. In any case, such vehicles can be accommodated in the
proposed driveway and parking areas.

Parking Provision
As discussed in the foregoing report, (Section 4.3) the proposed development
provides off-street parking in accordance with Orange DCP 2004 – 15 Car
Parking.
4.5.3

Heritage Impacts

In terms of heritage conservation:
•

The subject land is not identified as a heritage item.

•

The subject land is in the vicinity of the following heritage items:
- Campbell’s Corner (park) at Pinnacle Road, Canobolas to the north of
the subject land (Item 56, Local Significance).
- “Sheltering Pines” House and Garden at 784 Pinnacle Road, Canobolas
(Item 326)

The potential impact of the development on the nearby heritage items are
considered pursuant to the Statement of Heritage Impact Guidelines (Heritage
Office and Department of Urban Affairs & Planning, 1996, revised 2002).

How is the impact of the new development on the heritage significance of the item
or area to be minimised?

The proposed development will not have an adverse impact upon the heritage
significance of the nearby heritage items for the following reasons:
• The proposed development is setback approximately 660 metres from the
nearby heritage items. This separation distance is more than sufficient to
minimise the impacts upon the significance of these items.
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• The intervening area, topography, and existing vegetation between the
farm stay accommodation and heritage items minimises the limited visual
impacts of the development.
• The bulk, scale and setback of the proposed farm stay is compatible with
the nearby heritage items. The development of the site will not affect the
views to and from the items.
• The preservation of the existing trees and vegetation upon the subject land
assists in reducing the limited visual impacts of the development.

Why is the new development required to be adjacent to a heritage item?

Whilst technically the subject land is adjacent the abovementioned heritage
items, the actual site of the proposed farm stay is approximately 660 metres
southwest of Campbell’s Corner and “Sheltering Pines” and is therefore not
adjacent the item.
Notwithstanding, the zoning of the land permits the proposed development,
and the proposal is consistent with the objectives of the E3 zone.

How does the curtilage allowed around the heritage item contribute to the retention
of its heritage significance?

Due to the generous setback and intervening area between the site of the
proposed farm stay accommodation and the heritage items, the curtilage and
significance of the adjacent heritage items will not be affected.

How does the new development affect views to, and from, the heritage item? What
has been done to minimise negative effects?

The views to, and from the heritage items are not adversely impacted by the
proposal for the following reasons:
• The farm stay is setback generously from the nearby heritage items.
• The intervening area, vegetation and topography between the development
and heritage items reasonably ameliorates any potential visual impacts.
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• The building is sited outside the curtilage of the heritage items so that it
does not feature in the key views to the heritage item or interrupt the sense
of arrival.

Is the development sited on any known, or potentially significant archaeological
deposits? If so, have any alternative sites been considered? Why were they rejected?

The development site is not on a known, or potentially significant
archaeological deposit.

Is the new development sympathetic to the heritage item? In what way?

There are no elements of the proposed development that are unsympathetic
to the nearby heritage items. In this regard:
• The height, bulk, and scale of the proposed building is compatible and
consistent with other developments in proximity to the items.
• There are no elements of the proposed development that would reduce the
significant heritage features of the nearby heritage items.
• The form of the new building respects the heritage item. The building design
is sympathetic to the rural character of the area and maintains traditional
elements of the rural landscape and this setting.
• The finish of the new building respects the heritage items. The external
finishes are a common rural building finish that reflects the sheds, farm
buildings and outbuildings typical of a rural setting.

Will the public, and users of the item, still be able to view and appreciate its
significance?

The proposed will not adversely impact the enjoyment of the nearby items
when viewed from the public domain. In this regard, the impacts of the
development upon the heritage items in the area are within reasonable limits
and due to the generous separation distance between the items and
development site, the proposed development will not impact the significance
or enjoyment of the items.
Peter Basha
Planning & Development

Proposed Farm Stay Accommodation
790 Pinnacle Road, Canobolas

4.5.4

Page 37

Air Quality

Due to the existing land use pattern and the lack of noxious atmospheric
discharges, it is assumed that air quality in the locality is good. The potential
impacts on air quality are addressed as follows:
•

The proposed development does not involve any processes or activities
that would affect the area in terms of dust, odour or other atmospheric
discharges in the long term.

•

Reasonable separation exists between the vehicle areas of the proposed
development and nearby dwellings.

•

Within the site, vehicle movements over the gravel driveway will be
encouraged to adopt slow speeds and responsible driving practices to
minimise the potential for raised dust.

4.5.5

Water Quality

The proposed development can be managed so as to avoid adverse impacts
upon water quality. Measures to maintain water quality are outlined below.
Erosion and Sedimentation
Erosion and sediment control devices are to be placed during the earthworks
and construction phase. Retention of existing vegetative cover around the
disturbed areas would reduce mass movement of sediment.
Immediately after works have been completed the exposed areas should be
re-sown with appropriate grass species. The erosion and sediment control
devices installed at the construction phase should remain in place until
stabilisation and revegetation of the exposed areas has occurred.
Effluent Disposal
The treatment of wastewater from the farm stay has been considered in the
On-site Effluent Management Study by Envirowest Consulting (refer Annexure
C). The Study recommends an absorption or evapotranspiration trench with a
length of 60 metres with a wastewater treatment system of 3,500 litres.
The Study has assessed an area of some 2,500m2 within the subject land as
being suitable to accommodate the required effluent application area. In this
regard:
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•

Construction of the treatment and application systems is to be in
accordance with AS1547.

•

The recommended trench width is 1.0 metres, with a maximum depth of
0.6 metres, covered by 0.15 metres of topsoil.

•

Effluent water needs to be evenly distributed across the length of the
trench by use of a distribution box direction water to each trench segment.

•

Each trench segment should be no more than 20 metres in length.

•

Trench segments should be 1 metre apart.

•

Gypsum should be applied to the application area during construction and
every two years to maintain permeability and reduce topsoil dispersion.

•

Geotextile shall be laid over the distribution aggregate and arching to
prevent ingress by the cover material for trench systems.

Provided the wastewater management system is provided in accordance with
the recommendations of the Study, it is expected that this aspect of the
development would not impact upon water quality.
Stormwater
Stormwater that is not captured for drinking water and firefighting purposes
will be returned to the rural catchment in a non-erosive manner. In this regard
the following measures may mitigate potential impacts:
•

Implement appropriate erosion and sediment control devices.

•

Collect roof water in rainwater tanks for water supply.

•

Provide appropriate drains from driveway and paved areas with adequate
scour protection measures as required.

Groundwater
The on-site disposal of treated wastewater is not constrained by groundwater
resources. In this regard, the Study by Envirowest Consulting states:
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No bores are located within 250 metres of the recommended application area.
Three bores are located within 500 metres of the site. Bores located in the
locality are licensed for tock, domestic and irrigation purposes.
No impact on groundwater is expected from the application of effluent to the
site.
Surface Water
The on-site disposal of treated wastewater is not constrained by permanent
waters or intermittent waterways. A buffer of 100 metres is required for
permanent waters and a buffer distance of 40 metres is required for
intermittent waterways. The Study by Envirowest Consulting states:
Brandy Creek is located approximately 700 metre north of the recommended
application area.
Two dams are located 130 metres south east and 300 metres north east of the
recommended application area. Two drainage lines are located approximately
130 metres east and 250 metres north of the recommended application area
connecting to Brandy Creek to the north.
In this regard, the development is appropriately separated from nearby
waterways and watercourses.
4.5.6

Noise

The acoustical environment is dominated by natural sounds, minimal road
traffic noise and is generally characterised by low background noise levels.
Noise in this area would be attributed to:
•

Vehicle movement along Pinnacle Road and internal property driveways.

•

Operation of equipment and vehicles (tractors, spray carts etc) associated
with agricultural activities in the area.

The proposed development would not generate noise that is additional to or
uncharacteristic of the area. Additionally, the development of the site is
unlikely to generate adverse noise impacts on the nearest residential receiver
to the south. In this regard:
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•

Farm stay accommodation by its nature, is not considered to be a
significant noise source and any noise resulting from the development is
expected to be insignificant within the broader locality.

•

Noise from vehicle movements along the internal driveway is not expected
to be detrimentally worse than the noise generated along the public road
network. The vehicle movements to and from the farm stay along the
gravel driveway are modest and will be low speed.

•

The accommodation is setback some 60 metres from the nearest dwelling
and is appropriately separated from the external boundaries of the site to
attenuate any potential noise conflicts.

•

Limited openings are located on the southern elevation of the proposed
development. The primary living areas and openings are orientated to the
north to maintain the acoustic privacy of the residence to the south.

4.5.7

Solid Waste Management

It is expected that the proposed use would only generate modest quantities of
domestic waste such as paper, plastic and glass containers, bottles, cans and
kitchen/food waste.
Waste generated from the development will be managed on the site and then
disposed of at a waste management facility for recycling or disposal.
4.5.8

Privacy

The proposed development is not likely to generate unreasonable impacts in
terms of visual and acoustic privacy.
In terms of visual privacy, the established vegetation, variable topography and
separation from surrounding dwellings limits the direct line of sight between
the farm stay accommodation and the nearest dwelling to the south.
The generous physical separation that exists between the development and
the nearest dwelling to the south reasonably ameliorates potential impacts in
regard to acoustic privacy.
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Lighting

The aim is to provide effective illumination of the site without causing light
scatter or disturbance to neighbours. Any external lighting that will be affixed
to the building will be directed downwards and of low illumination.
4.5.10 Potential Land Use Conflicts
The proposed development can be designed and managed so as to not cause
an unreasonable impact upon surrounding land uses.
The proposed farm stay accommodation is well separated from surrounding
dwellings and therefore will not impact upon their residential amenity,
particularly in regard to noise and privacy.
There is potential for land use conflict to occur between the proposed
development and the surrounding rural land uses such as a vineyard to the
southeast and an orchard to the west (particularly in regard to the use of
agricultural sprays). However, the following may ameliorate the potential
impacts:
•

Despite the presence of the existing vineyard to the south, the proposal
does not increase the potential for land use conflict due to the following:
–

The vegetation that exists between the farm stay and vineyard would
offer some benefit as a buffer between the uses.

–

At its closest, the proposed farm stay is sited some 45 metres away
from the edge of vineyard to the southeast. As such, there is reasonable
separation provided.

–

There is sufficient separation distance and vegetation in the intervening
area to mitigate any potential impacts associated with spray drift.

–

In any case it is the responsibility of a landowner to limit the potential
for spray drift to escape their property boundary by adopting safe
spraying practices and not spraying in adverse weather conditions.

The proposed development is not likely to have an adverse impact upon
surrounding land uses in the locality due to the following:
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•

The activities associated with the farm stay are of a nature that would not
generate adverse impacts in the area. There are no activities or processes
associated with the development that would unreasonably interfere with
the amenity of the area in terms of noise, dust, odour or waste.

•

As mentioned above, the development is well separated from surrounding
dwellings and adjoining uses and therefore will not impact upon their
residential amenity, particularly in regard to noise and privacy.

•

The rural character of the area has been recognised in the architectural
design. As expressed earlier in this report, the proposed building is
appropriate in terms of form, scale and finish to ensure that the rural
amenity of the area is maintained.

4.5.11 Biodiversity
Section 1.7 of the Environmental Planning & Assessment Act, 1979 requires
consideration of Part 7 of the Biodiversity Conservation Act, 2016 in relation to
terrestrial environments; and Part 7A of the Fisheries Management Act, 1994
in relation to aquatic environments. The proposal does not involve an aquatic
environment. As such, only the Biodiversity Conservation Act, 2016 requires
consideration.
There are four matters that may trigger the Biodiversity Offset Scheme to
determine whether or not a Biodiversity Assessment Report (BDAR) is
required. These are considered below.

Whether the development occurs on land identified on the OEH Biodiversity
Values Map

The subject land is not identified on the Biodiversity Values Map published
under clause 7.3 of the BC Regulation 2016. The proposal does not involve any
action prescribed by clause 6.1 of the BC Regulation 2016.

Whether the amount of native vegetation being cleared exceeds a threshold area
based on the minimum lot size associated with the property

The proposal does not involve the clearing of native vegetation. Therefore, it
will not exceed the threshold area of 1 hectare (based on the 100-hectare
minimum lot size which applies to the property).
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Whether the development or activity is “likely to significantly affect threatened
species”?

The natural state of the site and surrounding area has been highly modified by
the rural and agricultural settlement pattern.
The development site is devoid of native timer. The potential for the site to
attract less common native species is considered minimal. The habitat value of
the site is low and it does not have realistic potential to re-establish into
providing a habitat of value.
As such, the proposal is not likely to have an adverse effect on a threatened
species; endangered ecological community; or a critically endangered
ecological community or their habitat.

Whether the development or activity development or activity will be carried out
in a declared area of outstanding biodiversity value?

No. The subject land is not a declared area of outstanding biodiversity value.
4.5.12 Social and Economic Impacts
The proposed is expected to generate positive social and economic effects due
to the following:
•

Farm stay accommodation represents appropriate value adding of an
existing rural enterprise and contributes to local tourism within the Orange
Local Government Area.

•

Approval of the development application would contribute to the local
rural tourism industry.

•

The proposal will increase spending in the local area.

It is reasonable to suggest that any negative economic effects would only be of
significance to the proponent. Negative social effects relate to the potential
adverse impacts that may be generated by the development. However, it is
considered that if the development operates in the manner proposed in this
report, the potential for adverse social impacts would be limited.
Peter Basha
Planning & Development

Proposed Farm Stay Accommodation
790 Pinnacle Road, Canobolas

4.6

Page 44

THE SUITABILITY OF THE SITE FOR THE DEVELOPMENT
There are no aspects relating to the subject land to suggest that it would not
be suitable for the proposed development.

4.7

SUBMISSIONS IN ACCORDANCE WITH ACT OR REGULATIONS
According to Council’s Planning & Development Community Participation Plan
2019 Council is not required to advertise or neighbour notify the application.

4.8

THE PUBLIC INTEREST
The proposed development is considered to be only of minor interest to the
wider public due to the relatively localised nature of potential impacts.
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CONCLUSION
This development application can be approved on the following grounds:
•

The proposal can be demonstrated to comply with the relevant provisions of
Orange LEP 2011.

•

The proposal satisfies the relevant Planning Outcomes contained in Orange DCP
2004.

•

The proposal is considered satisfactory in terms of Section 4.15 of the
Environmental Planning and Assessment Act, 1979. The potential impacts are
considered to be satisfactory as follows:
- The proposal allows for small scale tourism that complements the agricultural
use of the land.
- The proposal balances the impacts of rural tourism on the environment,
infrastructure and adjoining land uses.
- Visual impacts are satisfactory due to the siting and the high quality design and
finish of the proposed farm stay.
- On site effluent disposal will be undertaken in accordance with On-Site Sewage
Management for Single Households and AS/NZS 1547:2000 On-site Domestic
Wastewater Management.
- The proposal will not generate unacceptable traffic impacts. The standard of
the existing road network and the proposed access arrangements would
adequately accommodate the modest increase in traffic associated with the
development.
- The proposal will not impact upon biodiversity values, or air or water quality.

•

Council has the ability to impose relevant conditions of consent to ensure that the
development is completed in accordance with its normal requirements.

•

There are no aspects of the development that warrant refusal.
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We trust that this application will be considered favourably by Council. Should you
wish to discuss any matter further please do not hesitate to contact our office on 6361
2955.
Yours faithfully
Peter Basha Planning & Development

Per:
SAM BASHA
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