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Message from the C.E.O. 

I am honoured to be the current Chief Executive Officer of Orange City Council and to 
be asked to write this foreword to the 2021 Local Housing Strategy. 

I moved to Orange in 2005 with my young family, ostensibly for a 2-year work contract 
and have never left! There is something about this place that hits a nerve with the new 
arrival; a sense of Europe, of history, of old families, a lot of which is lost in the big 
Cities of today. Maybe that was why we stayed. Maybe also the beauty of the place; 
both natural and that of its built form has kept me here. 

The history of Orange is fascinating. From a small village that was established over 
160 years ago, the settlement grew as a service and administrative centre after the 
gold rush of 1851. This period in Orange’s history attracted new and temporary 
residents. Gold was the financial strength behind the community with profits ploughed 
back into the town, laying the foundations for the expansion of Orange. 

The township was incorporated as a municipality in 1860, creating a governing body 
represented by a Chairman and five councillors. Incorporation prompted the improving 
of facilities, road building, and major contributions to the building of community. 

During the late nineteenth century, tourism promotion of Orange stressed its healthy 
climate, four seasons, exotic trees and green parks and gardens. 

One of the most important events in the history of Orange was the proclamation as a 
city in 1946, becoming one of the major centres in the Central West. 

And still Orange attracts new generations. These new arrivals and a notably fertile 
population are driving an unprecedented housing boom and a need for the release of 
new residentially zoned land. Our population grows yearly at an astonishing rate. We 
are a city heading for over 50,000 people in the not-too-distant future. 

This Local Housing Strategy has been developed over several months and attempts 
to balance the need for Council to supply land for housing with the reason people love 
this place – it’s natural beauty. It has not been an easy task for staff but we do look 
forward to the views of the community as the Strategy evolves through public exhibition 
to its final adoption in 2022. 

I ask you to read the Strategy with an open mind and make a submission so you can 
be part of shaping our beautiful City. 

 

 

David Waddell 
CEO 
Orange City Council 
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1. Introduction 

1.1 Overview 

Orange is an established regional city located within a scenic rural landscape. The balance of 

protecting the rural hinterland, with the need for sustainable housing and open space to live, 

supported by smart transport options and a thriving economy is an ongoing challenge. In line 

with most Australian communities, Orange’s population is not only growing but changing, 

however the types of housing available are not diversifying to match this evolving trend. 

It is important to ensure that future housing development utilises land in an efficient and 

effective manner, while supporting the community’s visions and values for a growing City, 

whilst protecting the diverse aspects that make Orange special and a desirable place to live; 

the amenity, rural setting, open spaces, great outdoors, food, wine, natural environment, Mt 

Canobolas, vistas and heritage. 

Housing needs change over time due to population growth, demographic shifts, land prices, as 

well as economic drivers such as interest rates, unemployment levels and wage growth. 

The Housing Strategy  

 Caters for the increased housing needs of a growing population 

 Identifies where the housing growth will occur, aiming for a healthy mix of greenfield and 

infill development 

 Seeks to diversify housing supply 

 Facilitates growth close to the city centre through infill development and adjustments to 

density 

 Seeks to support other strategic directions such as our economic and transport 

strategies 

 Aims to be able to respond to low, medium and high growth scenarios without causing a 

shortage or surplus of land for housing 

Establishing the Population Baseline 

Although a federal census was undertaken in August of 2021, it normally takes over a year for 

results to begin to be released by the Australian Bureau of Statistics. Therefore to gain a firm 

baseline from which to project the figures from the 2016 census are noted throughout the 

strategy. The ABS also release annual Estimated Resident Population (ERP) figures between 

census periods, however being an estimate they are subject to revision as new data becomes 

available. For the Orange LGA the population was recorded as being 40,344 in 2016 (census) 

and has been estimated as being 42,451 in 2019 (ERP) 

The Orange Local Government Area (LGA) is projected to grow by 10,800 people between 

2016 and 2041, an increase of 26%. This growth will generate demand for an additional 6,091 

dwellings over the 25 years equating to 244 dwellings per year (NSW DPIE, 2019). As a 

result, more housing is required to meet the needs of the growing population. Projected 

population growth and reduction in dwelling size suggest that between 2016 and 2021 Orange 

needed to increase the housing stock by 1,379 over the 5 year period.  

While data for the full 5 years is not available, data from the NSW Governments Local 

Development Performance Monitoring shows that in the 3 years from 2016/17 to 2018/19 a 

total of 750 dwellings were approved. At approximately 54.4% of the five year figure it 
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suggests that Orange was tracking close to, if slightly behind, the needed rate of residential 

approval / construction. 

Changing Demographics 

Currently, most new housing in NSW and particularly in Orange, falls into two categories being 

traditional freestanding homes or strata titled apartments. It is becoming evident there is lack 

of low-rise, medium sized homes, like terraces, villas, dual occupancies, manor homes or 

townhouses. This impacts the ability for the market to flexibly respond to changing needs 

within the broader community. 

As per national trends, Orange’s population is ageing, with 16% of residents aged over 

65 years. It is projected that by 2041, 23% of the population will be aged over 65 years (up 

from 10.7% in 2016), for a total of 12,000 people. Of these people, 2,369 will be aged over 85 

(up from 921 in 2016).  

An aging population will consequently require housing that meets their needs and be located 

in close proximity to services and facilities. While not adding to population growth an ageing 

population may nonetheless add to demand for smaller homes as well as new or refurbished 

homes that can address their specific mobility, security and independence needs. Universal 

design principles should therefore be encouraged in all new housing projects 

Services and Infrastructure 

Whether infill development or new release areas, housing needs to be supported by a wide 

range of infrastructure. From physical assets such as roads, paths, cycle ways, water and 

sewer mains, parks and sports fields (to name a few) to ‘soft’ infrastructure such as community 

services, events and programmes. Some assets are delivered centrally for the whole 

community, such as the library, art gallery, conservatorium, aquatic centre and the like, while 

these are not typically duplicated in new release areas the increase in population can lead to 

pressure to extend or expand the assets capacity. 

New development makes a monetary contribution to these services and infrastructure through 

developer contributions plans. It is important to note that in most instances the contributions 

do not cover the full cost of the infrastructure. For example, a new estate might trigger the 

need for a pump station that will ultimately service a larger area. The asset needs to be paid 

for up front, but the estate is only required to contribute for a portion of the cost that represents 

the demand of that estate.  

In practice this means that Council (and therefore the broader ratepayers) absorb the upfront 

cost knowing that future developments in that area will make contributions in recognition of the 

fact they now benefit from the asset being in place. Ideally this allows Council to recover its 

outlay over time, however contribution plans are subject to a cap on the amount that can be 

levied.  

It is therefore important for development to occur in an orderly manner. Growth should 

generally be confined to one or two areas at a time so that the up-front costs can be recovered 

before moving into new areas and taking on more up-front costs.  

Strategy intent 

This Housing Strategy aims to address the full range of housing needs, with a focus on 

identifying gaps within the housing market and supply options. There is an opportunity to 

encourage housing diversity within Orange to provide residents with a greater choice, while 

creating an interesting and vibrant built environment and ensuring housing supply caters for 

the current needs of the population. To accommodate the changing demographics into the 

future, we need to ensure Orange has a range of affordable housing solutions.  
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To address the future housing demand and supply, a strategic approach is required including 

implementing policies to enable the more diverse mix of housing types needed to meet 

demand into the future. The community requires a housing market that provides homes that 

meet their needs and preferences, and that are affordable. 

This Housing Strategy has been developed to ensure a consistent approach to the design and 

delivery of quality housing in and around the local centres and neighbourhoods of Orange. In 

particular, it addresses the housing market gap for smaller dwellings, as well as medium 

density and high density housing. Through recommendations for development control plan 

provisions the strategy seeks to ensure Orange remains a liveable place to sustain its growing 

population. 

1.2 Historical context 

1.2.1 2004 Orange Sustainable Settlement Strategy 

The Orange Sustainable Settlement Strategy (SSS) 2004 was prepared in response to 

requests from landowners and developers to rezone land to cater for further residential and 

rural residential development on the fringe of the urban area. Its aim was to provide Council 

with a strategic plan to manage growth and to provide strategic direction for urban and rural 

residential land release within Orange LGA.  

1.2.2 2010 Orange Sustainable Settlement Strategy update 

The 2010 update of the SSS was commissioned by Council to inform Orange Local 

Environmental Plan (LEP) 2011. The update addressed lands located on the fringe of the 

Orange urban area identified in the 2004 SSS and discussed the planning and development 

decisions, and trends since 2004.  

The review included an updated structure plan to manage growth and provide strategic 

directions for urban and rural residential land release in the Orange LGA. The update did not 

consider any other additional development areas other than those identified in the 2004 SSS.  

1.2.3 New directions to support sustainable housing development  

After analysis of the 2004 SSS and 2010 update, it has been identified that certain lands 

previously identified are too constrained to support future housing development and therefore 

have not been included in the Orange Housing Strategy. The proposed urban areas in the 

SSS have been referred to as ‘Land Units’ (LU). Each LU has been assessed and further 

considered as part of the Housing Strategy. The justification and recommendations regarding 

the inclusion and exclusion of LUs in the Housing Strategy are outlined in Appendix A. Where 

an LU has been excluded does not imply that it can never be developed into the future, but 

that such land may not be required during the span of this strategy, the strategy itself will be 

subject to periodic (5 yearly) review. 

1.3 Planning framework 

The Housing Strategy aims to facilitate housing that is well located, and that responds to the 

changing population, ensuring housing meets people’s needs into the future by carefully 

monitoring and responding to change.  

Council’s housing vision for Orange is informed by its broader strategic vision also articulated 

within the:  

 Central West and Orana Regional Plan 2036 

 Community Strategic Plan  
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 Local Strategic Planning Statement  

 Community and Stakeholder Engagement and Consultation process undertaken in 2020 

Relevant policies at the state, regional and local level are detailed below.  

1.3.1 State level policies 

Housing 2041 - NSW Housing Strategy 

Housing 2041 represents a 20-year vision for housing in NSW. It embodies the government’s 

goals and ambitions to deliver better housing outcomes by 2041- housing in the right locations 

addressing the needs of people living in metropolitan and regional NSW. By supporting 

innovative approaches to housing solutions, the NSW Government will aim to deliver housing 

projects that increase affordability and test new ways of living. Over the next 20 years, there 

will be a focus on housing security, on delivering better support to those in housing crisis and 

on improving the experience of people in the private rental market. Greater housing choice will 

be supported through better housing design that supports human and environmental health, 

delivering homes in the right places and with good design outcomes for communities. Over the 

20 years of Housing 2041, there will be:  

1. Enhanced partnerships and cross-sector collaboration by increasing availability of 

housing data, evidence and research; by making continuous improvements to reduce 

planning assessment processing times and red tape across all tiers of government; and by 

collaborating to test new ways of living.  

2. Increased support for those most in need by rejuvenating the social housing portfolio, 

supporting growth in the community housing sector and increasing the supply of affordable 

housing.  

3. More investment and support for housing that is adaptable to changing needs and 

environments, with government-led residential development being an exemplar of carbon-

neutral design and applying smart technology housing design and construction.  

4. Improved alignment of housing with infrastructure and community services for NSW 

communities by establishing and implementing strategic planning principles at the state and 

local level, effectively supporting how people want to live now and into the future.  

5. Additional support for first homebuyers and for new housing products that have the 

potential to increase affordability for those who seek to purchase homes.  

6. Continued support for people in the private rental market, and an exploration of ways to 

ensure secure and safe housing, including support for new types of housing products such 

as build-to-rent housing. 

The following are the first five priority areas for the NSW Government:  

 Priority Area 1 – enabling access to and promoting the use of data and evidence based 

decision-making.  

 Priority Area 2 – providing planning, regulation and guidelines to support the NSW 

Government housing objectives. 

 Priority Area 3 – maximising the impact of government-owned land, investment or 

assets, and government-led development projects or funding to achieve the housing 

vision.  

 Priority Area 4 – establishing a research agenda that invests in best practice and new 

ways of building and living. 

 Priority Area 5 – working with local governments and communities to achieve the NSW 

Government housing objectives. 
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State Environmental Planning Policies (SEPPs) 

The planning system in NSW is regulated under the Environmental Planning and Assessment 

Act 1979 (the Act). State environmental planning policies (SEPPs) are environmental planning 

instruments prepared by the NSW Government which address planning issues of State or 

regional significance. The following are of relevance to this Strategy. 

Relevant SEPPs  

SEPP (Affordable Rental Housing) 2009 

Aims to facilitate the increased supply and diversity of affordable rental and social housing in 
NSW. It applies to housing types including in-fill affordable housing, secondary dwellings 
(granny flats), boarding houses, group homes, social housing and supportive 
accommodation. 

SEPP (Exempt and Complying Development Codes) 2008 

Enables one and two storey dwelling-houses, and certain types of medium density housing, 
to be approved as complying development subject to State-wide criteria being met, without 
the need for council approval through the development application process. The SEPP is 
accompanied by the Low Rise Medium Density Design Guide. 

SEPP (Housing for Seniors or People with a Disability) 2004 

Aims to encourage the provision of housing that will increase the supply and diversity of 
residences that meet the needs of seniors or people with a disability, in appropriate locations. 

SEPP No. 65 – Design Quality of Residential Apartment Development 

Aims to improve the design quality of residential apartment development in NSW, and 
establishes a State-wide approach to the design and assessment of development 
applications for apartments and the way they are assessed by councils. The SEPP is 
accompanied by the Apartment Design Guide which provides design criteria and general 
guidance about how development proposals can achieve nine design quality principles. 

SEPP No 70 – Affordable Housing (Revised Schemes) 

Enables Councils to investigate and develop an affordable housing contributions scheme 
(optional) and place consent conditions on developments which require contributions for 
affordable housing in that local government area. The SEPP is accompanied by a Guideline 
for Developing an Affordable Housing Contribution Scheme. 

State Environmental Planning Policy (Mining, Petroleum Production and Extractive 

Industries) 2007 

Identifies 2.7 million hectares of high-value agricultural land in NSW to be protected from 
mining and coal seal gas development. This land is known as Biophysical Strategic 
Agricultural Land (BSAL) and in Orange LGA it is located to the south and north-east of the 
city. The Housing Strategy aims to protect this land from residential development so that it 
can continue to be used for agricultural purposes. 

DPIE are proposing a new Housing SEPP which aims to facilitate the delivery of diverse 

housing that meets the needs of the State’s growing population and support the development 

of a build-to-rent sector. It would aim to consolidate three current housing SEPPs and update 

certain planning provisions in response to community and council concerns in relation to 

boarding houses and seniors housing development. 

1.3.2 Regional policies 

Central West and Orana Regional Plan 2036 

The Central West and Orana Regional Plan 2036 provides the strategic policy, planning and 

decision-making framework to guide sustainable regional growth for the next 20 years. 

The plan recognises local housing strategies should identify housing needs, plan for a range 

of housing types and identify the infrastructure needed to support housing development and 

the local community.  
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Opportunities for more one- and two-bedroom homes are to be encouraged and the 

development of medium density housing near urban centres. The plan emphasises local 

character and unique heritage of the area should be reflected when planning for new housing 

development. 

Blayney Cabonne and Orange Subregional Rural and Industrial Lands Strategy  

The Blayney, Cabonne and Orange Subregional Rural and Industrial Land Use Strategy was 

originally prepared in 2008 and provided a comprehensive rural and industrial lands strategy 

to guide land use in the subregion and inform the preparation of the LEPs’ for Blayney, 

Cabonne and Orange.  

The strategy was recently updated to align with the Central West and Orana Regional Plan 

2036, with a draft Subregional Rural and Industrial Lands Strategy 2019-2020 being exhibited 

in 2020. However the subregional strategy has yet to be formally adopted by Orange City 

Council. 

One of the key aims of the draft strategy is the management of the rural-urban interface to 

contain urban growth to the west and south of Orange towards Mount Canobolas and the 

fertile landscape to the south of Orange. 

Key objectives are to: 

 Manage the rural urban interface  

 Protect natural resources and promote best practice environmental management 

The draft strategy also highlights a supply of industrial land identified in north Orange. This 

creates a need to consider the long term status of the land between the existing urban 

residential land and any future industrial land in the north. Appropriate management of the 

interface, incorporating screening and buffers, would be required.  

The draft Strategy recommended that land identified for future industrial development in the 

2008 Strategy are no longer considered suitable for industrial purposes. Large lot residential 

development is proposed for land north of Orange, including of the former Orange Abattoir 

site, now known as the ‘Rosedale Gardens’ estate. Residential development is also supported 

on land adjacent to the Charles Sturt University site as an extension of the existing settlement 

pattern. 

The draft strategy also addresses urban encroachment onto agricultural lands and establishes 

that growth of the city is restricted to the south due to constraints including the drinking water 

catchment. The encroachment of the urban fringe into high value productive and important 

agricultural lands creates land use conflicts and should be avoided.  

Cabonne Settlement Strategy 2021-2041 

The Cabonne LGA surrounds the Orange LGA. There are a number of settlements within the 

Cabonne LGA which act as satellite/commuter suburbs for employees working in Orange and 

accessing services and facilities. Increasing population and housing growth is placing 

increasing pressure on areas within a reasonable travel distance of Orange.  

The Cabonne Settlement Strategy (adopted 22 June 2021 by Cabonne Shire) provides a 

future framework for the main settlements of the LGA. The strategy analyses dwelling demand 

to 2041. Growth investigation areas have been identified within each settlement. Those areas 

in commuter distance to Orange that have the potential to support population and housing 

growth include: 

 Borenore 

 Clifton Grove (east) 
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 Mullion Creek 

 Spring Hill (west) 

 Summer Hill Creek 

 Windera 

 Molong 

The Cabonne Settlement Strategy has recommended that in the above localities with the 

exception of Borenore, additional land is required to support the growth of the Cabonne LGA 

for another 20 years to 2041. This includes residential land in Molong and large lot residential 

land in the other smaller localities. 

Table 1-1 Cabonne LGA settlements near Orange LGA border and towns 

and villages  

Settlement 2019/2020  

Estimated Population  

Sufficient Residential Land 
Supply for 20 Years 

(2021-2041)? 

Borenore ~7-10 No growth proposed 

Clifton Grove 235 (for part of settlement 
located in Cabonne LGA only) 

Additional large lot residential lands 
required  

Mullion Creek 220 Additional large lot residential lands 
required  

Spring Hill  72 (for part of settlement 
located in Cabonne LGA only) 

Additional large lot residential lands 
required  

Summer Hill Creek 120 Additional large lot residential lands 
required  

Windera 305 Additional large lot residential lands 
required  

Town / Village 2021 Population 2036 Projected Population 

Molong 1,986 2,306 

Canowindra 1,979 2,197 

Eugowra 560 585 

Manildra 539 563 

Cudal 468 504 

Yeoval 305 319 

Cumnock 320 355 

Cargo 309 343 

Source: Cabonne Settlement Strategy 2021-2041 

Blayney Settlement Strategy  

The Blayney LGA is situated to the south of Orange with the settlements of Millthorpe and Blayney itself 

having a satellite / commuter relationship to Orange, although Blayney is also within range of Bathurst. 

Other notable settlements in Blayney Shire include; Carcoar, Mandurama, Lyndhurst, Newbridge, Barry 

and Neville. Growth pressures from proximity to Orange, similar to that experienced in Cabonne Shire, 

are evident particularly in the closer settlements of Millthorpe and Blayney with the latter also being 

affected by growth in Bathurst. 

The Blayney strategy show an increase in population from 2006 to 2036 of approximately 1,387 in the 

villages as shown in table 1-2. This does not include the farmers and others resident outside of the 

villages. In absolute terms the growth indicated may not be substantial but does confirm that the 

interaction with the Orange economy and community is likely to grow rather than decline. 
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Table 1-2 Blayney LGA settlements towns and villages  

Town / Village 2006 Population 2036 Projected Population 

Blayney 2,745 3,755 

Millthorpe 724 977 

Lyndhurst 258 318 

Carcoar 218 238 

Mandurama 150 155 

Neville Est 150 164 

Newbridge 90 105 

Barry Est 86 100 

 

1.3.3 Local policies 

Orange Community Strategic Plan 2018-2028 

The Orange Community Strategic Plan (CSP) provides a 10-year vision for the Orange LGA 

and a series of supporting long-term strategic goals, outcomes, activities and measures. The 

CSP vision for future housing provision includes a healthy, safe, inclusive and vibrant 

community. To have a balanced natural and built environment ensuring the natural, cultural, 

social and historical aspects of the community are preserved while recognising the need for 

growth and development. The plan also focuses on providing the community with positive 

choices for investment, employment and study. 

Orange Local Strategic Planning Statement 2020 

The Orange Local Strategic Planning Statement (LSPS) contains planning priorities and 

actions for a 20 year vision for Orange outlining how growth and change will be managed into 

the future’. The planning priorities include: 

 Support the delivery of new homes in residential release areas in North Orange and 

Shiralee, and increase the range of housing options in existing urban areas. 

 Provide diverse housing choices and opportunities to meet changing demographics and 

population needs, with housing growth in the right locations. 

 Ensure that building design and construction is of a high quality, and maintains resident 

amenity. 

One of the actions of the LSPS is to review and update the Orange Sustainable Settlement 

Strategy 2010 with a new housing strategy.  

Orange FutureCity – Planning and Design Framework  

The purpose of the OC FutureCity Planning & Design Framework 2020 defines how the 

Orange city centre will be developed over the coming decades. It sets out the broad vision and 

aims of the City centre that will be delivered over the long term through major projects and 

initiatives, as well as providing detailed direction on minor adjustments and design details.  

Along with setting visions for Orange as a regional destination, local identity, creating 

connectivity and a place to work and study, it also aims to promote future diversity of housing 

stock and to create vibrant community environments. The objectives include attracting more 

people into the city by broadening residential typology choice and reducing the reliance on car 

usage in favour of promoting active transport modes.  
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Orange Local Environmental Plan (LEP) 2011 

Orange LEP 2011 provides the statutory framework for planning, development and building 

within Orange. It manages land use through zoning development standards, planning controls 

and other planning provisions. The LEP is considered in the assessment of development 

applications lodged with Council. 

Orange Development Control Plan 2004 (DCP) 

Orange DCP 2004 provides detailed planning and design guidelines to support Orange LEP 

2011. The DCP provides development controls relating to residential, commercial, industrial 

and associated infrastructure development. There are also a number of site specific chapters 

to be considered in the assessment of development applications lodged with Council for 

particular locations. 

1.4 Orange Housing Strategy Vision 

The Housing Strategy supports a housing market that meets the diverse 

and changing needs of the Orange community. It enables a sustainable 

supply of housing for everyone, at all income levels, that has access to jobs 

and services, and that respects Orange’s unique landscape comprising 

scenic, ecological and agricultural values. Supported by community 

facilities and open space housing ultimately needs to contribute to 

Orange’s future as a liveable city. 

1.4.1 Achieving the vision 

Housing needs to meet people where they want to live, where they feel safe, connected and 

enriched. This means providing a range of housing that supports neighbourhoods to form 

linkages between location and amenity, so that people have access to services, jobs, schools, 

hospitals and recreation across a range of bugets. 

Housing diversity needs to support population growth and provide a choice for existing 

residents to ‘age in place’. Locations close to main commercial centres that have good 

transport accessibility, access to work opportunities and that can maintain affordability into the 

future should be expected to provide for additional population. Locations beyond these areas 

should be expected to provide for a range of lifestyle options but at a lower density to minimise 

the extent of cross-city traffic generation. 

Affordability will be pursued in collaboration with the affordable housing sector by managing 

and removing barriers to affordable housing supply. As Orange grows, neighbourhoods need 

to be well-planned, socially inclusive places of vibrancy, connected and sustainable. 

The Housing Strategy aims to facilitate infill housing that is well located, and that responds to 

the changing population, ensuring our housing meets people’s needs into the future by 

carefully monitoring and responding to change. New greenfield housing is identified in areas 

that seek to minimise conflicts with agriculture, ecological and scenic values while still 

providing for a range of lot sizes and lifestyle choices. 
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1.5 Community consultation  

Prior to the preparation of the strategy, a number of community consultation and stakeholder 

engagement processes were undertaken by Council during the months of July and August 

2020 to gain community feedback on future housing provision within the LGA. These 

opportunities helped Council understand the community’s needs for future housing and the 

constraints and opportunities for growth. Community knowledge regarding housing supply and 

housing gaps within the market was also captured during this consultation stage. 

The feedback has highlighted a range of priorities to meet future demand, and efficiently 

supply quality housing and associated infrastructure.  

Community feedback: a housing strategy should address population growth and provide 

range of housing typologies while ensuring efficient delivery of infrastructure. Also protecting 

the unique environment and manage encroachment of new growth onto valuable agricultural 

lands. 

The community identified there were gaps in the housing types which impacted on choice. The 

gaps that were identified included large lot residential lots, multi dwelling development, seniors 

and retirement housing including aged care facilities, town houses located near the city centre, 

and affordable housing. 

Housing industry feedback: a housing strategy should allow flexibility and address barriers 

to medium density housing developments by improving Council planning controls and 

processes. 

Community housing providers feedback: a housing strategy should cater for and support 

affordable housing in various forms, with clear direction to help meet Orange’s social and 

community housing needs. 

Expressions of Interest: A number of Expressions of Interest were submitted to Council 

requesting changes to the status of their lands include zoning and minimum lot sizes. All 

submissions were evaluated based on site suitability criteria (refer to Chapter 9.3). 

1.5.1 Feedback on housing preference and liveability  

In 2020 the housing preferences of the Orange community were surveyed to gauge the level 

of interest and concerns of the broader population. This assisted in confirming and expanding 

on the points raised by various interest sectors to help guide the focus of the strategy ensuring 

it would broadly representative of the Orange community as a whole. Feedback is detailed in 

the Community and Stakeholder Engagement Report. A summary of the findings is detailed 

below: 

 75% of respondents preferred a traditional detached house on its own block should they 

relocate. 10% preferred a town house with its own title but on a shared block and 7% 

preferred apartment, flat or terrace home living. Those who prefer townhouses stated 

that there is a lack of this type of housing.  

 Of the respondents who preferred a detached home, 32% preferred a block in town with 

a large yard and garden, with 32% preferring a block in town with a small low-

maintenance yard and garden. 

 Price/affordability in desired location is seen as the biggest barrier for home ownership 

followed by not enough availability of preferred housing type. 

 19% of respondents felt the city should continue to expand by creating new housing 

estates on the edges of town. 



 

Orange City Council - Orange Housing Strategy, | 11 

 63% of respondents felt that infill development should be considered with the building of 

new housing on unused land within existing residential areas. 

 54% of respondents felt that Orange should continue to grow through the building of 

multi-storey apartments in inner city areas. 

 78% of respondents felt that the new Housing Strategy should include measures to deal 

with the shortage of social and community housing by encouraging this to be built.  
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2. What is a housing strategy? 

2.1 Purpose of a housing strategy 

The Housing Strategy guides the decisions that Council and the private sector will make to 

deliver a greater diversity of housing in order to accommodate the existing and future 

population and address the demographic changes being experienced in the LGA. The 

Housing Strategy also guides the design and location of housing into the future. 

2.2 Why do we need a housing strategy? 

The Housing Strategy: 

 Can identify opportunities for new housing development in appropriate locations that 

can deliver the level of amenity, affordability and diversity sought by the community of 

Orange. 

 Can identify the drivers of housing demand and the gaps in the housing market to assist 

in delivering the range of housing product actually needed across the market. 

 Can provides the Council and community with a clear framework regarding the supply of 

land for future development 

 Can guide future development to ensure protection of the environmental and cultural 

values of the LGA 

 Can assist future development to avoid environmental impacts by; 

o identifying land that can realistically be developed, and 

o providing guidance on the matters that need to be taken into account during the 

design stages. 

 Can identify the provision of infrastructure required and ensure that it is provided in an 

orderly manner to benefit the community and minimise the cost to the ratepayers for the 

construction and maintenance of infrastructure, facilities and services. 

2.3 What will the housing strategy do? 

The Housing Strategy aims to:  

 Determine suitable future housing supply 

 Contribute toward improving housing affordability 

 Increase housing diversity and choice 

 Establish an order and stage land release program 

 Manage infrastructure provision in line with the stage release of land for housing 

development 

The strategy actions will largely direct changes to the Orange Local Environmental Plan 2011 

(Orange LEP 2011) and Orange Development Control Plan 2004.  

Based on Council’s responsibilities in accordance with the Environmental Planning and 

Assessment Act 1979 (EP&A Act), and within the context of State and regional plans and 

policies relating to housing, the Orange Housing Strategy aims to use our Orange Local 

Environmental Plan and Development Control Plan to help deliver the community’s housing 

needs. 
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2.4 How does the strategy fit with other local, regional, and 

state directions? 

The local plans and strategies that support the Housing Strategy are numerous, however there 

are two strategic documents that place the Housing Strategy in context to ensure the 

coordination of its delivery with transport, jobs and the environment. Primarily the Orange 

Local Strategic Planning Statement which encompasses all facets of land use planning and 

with regards to infill development, particularly in relation to lands around the central business 

district, the Orange Future City – Planning and Design Framework.  

3. Population projections and housing 

needs 

3.1 Community and housing snapshot 

Orange is located in the Central West Region of NSW, approximately 206 km north-west of 

Sydney and adjoins Cabonne and Blayney Local Government Areas. Orange comprises a 

total land area of 28,421 hectares of which 90% is zoned as rural land. The Orange LGA 

boundaries extend to Spring Hill in the south, Lucknow/ Shadforth in the east, approaching 

Nashdale in the west and Clergate in the north. 

The LGA has a current population of approximately 42,503 (ABS 2020) people with Orange 

City housing the majority of the urban population whilst the outlying centres of Lucknow and 

Spring Hill support smaller population centres.  

The Gross Regional Product (GRP) for the LGA of $3,151 million (having risen from $2,454 

million in 2017/2018 financial year), represented 24.1% of the GRP of the Central West region 

(up from 19% in 2017/18)  (Remplan, 2020). There are 2,236 businesses (ABS, 2020a) and 

22,133 jobs (NEIR, 2016) in the LGA. Orange’s economy is diversified across a number of 

industries including healthcare, public administration, manufacturing, education and training, 

with the mining sector also playing a substantial role. 

Of the 17,805 employed people in the LGA, the top three employment industries include 

“health care and social assistance”, “retail trade” and “education and training. Major employers 

in the area include, Orange Local Health Service, NSW Department of Education, Charles 

Sturt University, Orange City Council, NSW Department of Primary Industries, Newcrest 

Mining Ltd as well as other businesses which support community health services or the mining 

industry.  

Council is currently planning for both greenfield and infill residential development. The 

Shiralee area is a master planned greenfield residential development in the south of Orange. 

The village will provide housing, recreational and small scale retail opportunities and consists 

of 1,750 lots of varying sizes surrounding a village centre and district park. Educational 

opportunities are provided by the Orange Christian School in Cecil Road and James Sheahan 

Catholic School that will be reachable via the Southern Feeder Road 

The OC FutureCity Planning & Design Framework strategy aims to increase the number of 

people working and living in the city by increasing housing types available, encouraging infill 

development and mixed-use development, reducing car dominance in the city centre and 

making it easier to walk and cycle. 

Orange is located on the Central train line, with trains travelling to Dubbo, Parkes (and 

onwards ultimately to Perth) and Bathurst (onwards to Sydney). The main road transport route 

is the Mitchell Highway, which connects the city of Orange to Bathurst in the east and Dubbo 
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in the north. To the west, the Escort Way leads to Forbes with Henry Parkes Way branching 

off to lead to Parkes.  

The LGA is a unique and appealing blend of a vibrant regional city, historic villages, and 

energetic towns. The region’s unique mineral resources, productive agriculture and industry, 

rich history, abundant natural resources, scenic landscapes and established infrastructure 

represent unique career and lifestyle opportunities. 

Figure 3-1 provides a snapshot of Orange’s demographics.  
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Figure 3-1 Local and community snapshot  

Source: (ABS, 2016) 
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3.2 Review of statistical data  

Australian Bureau of Statistics (ABS) Census data 

Census data helps to understand the social, economic and demographic condition of a local 

community. The statistical data consists of a collection of:  

 Basic population characteristics including age, sex, marital status, household 

composition, family characteristics, and household size 

 Economic measures including labour force participation, occupation, place of work, 

employment-related industry, and educational attributes such as school attendance, 

educational attainment, and literacy 

 Geographic and migration information is also collected 

 Social measures such as place of birth, place of usual residence, duration of residence, 

and prior place of residence assist to examine population movements 

 Information on buildings, living quarters and related facilities 

The statistics for Orange’s current population and housing typologies are taken from the ABS 

2016 Census of Population and Housing. The Census data referred to in the Housing Strategy 

was collected in 2001, 2006 and 2011 with the latest information collected in 2016. Each 

Census year provides a snapshot of a particular time for the Orange LGA. Data from each 

Census year since 2001 can be compared to understand evolving trends that result from each 

Census collection event. 

Australia’s most recent national census was undertaken in August 2021. However results 

typically take a year to process and release. As the Census data will be released in 2022, the 

strategy will need to be monitored to confirm if projections are accurate or if the Housing 

Strategy needs to be updated. 

Department of Planning, Industry and Environment population projections 

The NSW Department of Planning, Industry and Environment (DPIE) produces population 

projections for NSW at the state, regional and local government level. The projections 

estimate a future NSW population based on assumptions for fertility, life expectancy and 

migration. They represent possible demographic futures based on the best assessment of how 

the NSW population may change over time, including population size, age profile and 

residential location.  

These projections are based on assumptions known at the time of publication. These 

projections do not change the vision set out in Regional Plans or affect local plans and 

strategies such as the Local Strategic Planning Statements and Local Housing Strategies. 

The latest DPIE projections for Orange were created in 2019. The projections use the ABS 

2016 Census data as a baseline and project forward to 2041, with projections for the years 

2021, 2026, 2031 and 2036 in addition to the year 2041. The following projections are 

available for the Orange LGA:  

 Population by age and sex  

 Births, deaths, interstate migration and overseas migration 

 Number of households and household type 

 Living arrangements  

 Household size 

 Number of dwellings required to house the projected population 
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DPIE projected growth rates 

The Housing Strategy uses DPIE’s population projections and references low and high rates 

of projected growth. These rates are based on the annual average population growth rates for 

Orange and vary every 5 years based on the DPIE’s calculations and scenarios for these 

periods. 

Comparisons with NSW and Regional NSW 

Population and housing data for Orange have been analysed against Regional NSW and the 

State of NSW. These comparisons aim to highlight trends occurring within the Orange LGA to 

determine particular trends and indicators. 

Building approvals and subdivision data 

The Australian Bureau of Statistics collects statistics on building approvals for residential and 

non-residential buildings. Statistics at the local government level are published each year. 

These statistics show how many buildings were approved and the value of construction. This 

data can be used to estimate growth in the LGA and the amount of land required to satisfy 

demand.  

In addition to the ABS, Orange City Council collects data on the location of subdivision and 

dwelling approvals. This data can be used to identify which parts of the LGA people are 

choosing to build in, and which areas are less popular.  

3.3 Population and housing change  

3.3.1 Population projections 

NSW DPIE (2019) projects that the population of the Orange LGA will increase from 41,200 in 

2016 to 52,000 in 2041, an increase of 10,800 people equating to an annual growth rate of 

1.1%. ABS figures suggest the current population in 2021 is 42,503, this reduces the increase 

to 9,497 people (i.e. between 2016 and 2021 the population has already grown by 1,303 

people).  

Figure 3-2 shows historical population in the LGA collected during the ABS Census, and the 

DPIE’s population projections to 2041. Limited growth occurred from 2001 to 2006, however 

after the 2006 Census growth reverted to the longer term trend.  
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Figure 3-2 Historical and projected population 2016-2041, Orange LGA 

Source: (NSW DPIE, 2019), ABS 2001, 2006, 2011 & 2016 Census 

While the average annual growth rate from 2016-2041 is projected to be 0.9%, this varies from 

year to year as shown in Table 3-1.  

Table 3-1 Annual average population growth rates for Orange LGA, 2016-

2041 

 2016-21 2021-26 2026-31 2031-36 2036-41 2016-41 

Average 
annual 
population 
growth rate  

1.3% 1.1% 0.9% 0.8% 0.6% 0.9% 

Source: (NSW DPIE, 2019) 

Although the projected population data is targeted toward 2041, it should be noted that 

Council’s water security projection extends to 2060. The extended projection for water security 

is to ensure supply always exceeds demand and allows for contingency for events such as 

drought, bush fires and climate change.     

3.3.2 Household size 

Orange has a higher proportion of 2 person households, making up 33.5% of the total 

households for Orange. This is followed by lone person households (28.6%) then 3 and 4 

person households at 14.2% and 14.0% respectively (ABS, 2016, p. G31).  

 

Figure 3-3 Number of persons usually resident, Orange LGA compared to 

Regional NSW 

Looking to the future, DPIE (2019) projects that the average household size in Orange will 

reduce from 2.45 people in 2016 to 2.27 people in 2041 (refer to Table 3-2). This shift in 

demographics indicates that alternative housing choices are required, as people will have less 

need for detached 3 and 4-bedroom homes. 

Table 3-2 Projected change in household size, Orange LGA, 2016-2041 

 2016 2021 2026 2031 2036 2041 

Household 
size* 

2.45 2.41 2.37 2.34 2.30 2.27 
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*Average persons resident per occupied private dwelling 

Source: (NSW DPIE, 2019) 

3.3.3 Dwelling projection 

By comparing population growth estimates with expected changes to household size a raw 

estimate of total dwellings required can be established. However the projected figure is likely 

to be an underestimate of final demand. This is because household size would differ between 

established and newly created dwellings, at least for a period of time. However the raw ABS 

census figures indicate a need for an additional 6,091 dwellings or an average of 244 per 

annum from 2016 to 2041. Alternatively taken from 2021 to 2041 the need is for an additional 

4,880 dwellings / lots. 

Table 3-3 Dwelling projections 

 Population Household size Households / Dwellings 

2016 41,200 2.45 16,816 

2041 52,000 2.27 22,907 

Projected Increase 10,800  6,091 

The reduction in household size alone would require an additional 1,333 dwellings just to 

maintain the 2016 population. The remaining 4,758 dwellings would be required to 

accommodate the growth in population at the lower household size. 

3.3.4 Household types 

DPIE predicts changes in the type of households in Orange LGA. The number of lone person 

and couple only households is projected to increase, and the number of couples with children 

and single parent households is projected to decrease (refer Figure 3-4). Orange will have a 

higher proportion of couple only and lone person households than NSW in 2041, indicating an 

aging population and potential demand for smaller homes.  
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Figure 3-4 Projected household types 2016 and 2041, Orange LGA 

Source: (NSW DPIE, 2019) 

3.3.5 Age structure 

Orange’s population is ageing, with 16% of residents aged over 65 years. It is projected that 

by 2041, 23% of the population will be aged over 65 years, a total of 12,000 people. Of these 

people, 2,369 will be aged over 85 (NSW DPIE, 2019).  

Figure 3-5 shows the breakdown of population age groups in 2016 and 2041. In 2041 the 

largest age group will be those aged 0-15, followed by those aged 45-59.  

Orange’s ageing population reflects a state-wide trend, with the number of people in Orange 

aged 65 and over estimated to increase from 6,650 in 2016 to 12,150 by 2041, a change of 

5,500. The proportion of people aged over 75+ in Orange is projected to increase from 7% of 

the population in 2016 to 14% by 2041 (NSW DPIE, 2019). Orange will need to supply 

adequate housing to suit the range of needs and preferences of an ageing population.  

 

Figure 3-5 Population by age, Orange LGA, 2016 and 2041 

Source: (NSW DPIE, 2019) 

3.3.6 Housing tenure 

Housing tenure in the Orange LGA has been relatively stable over time, with no significant 

changes between the 2011 and 2016 Census for properties that are fully owned, mortgaged 

and rented. The proportion of homes fully owned has reduced slightly, and the proportion of 

homes owned with a mortgage has increased. Flats and apartments are most likely to be 

rented, and separate houses are most likely to be owned outright. A relatively small proportion 

of the housing stock is comprised of social housing (refer Table 3-4). 

Table 3-4 Housing tenure, Orange LGA, 2016 

Tenure type Count of occupied 
dwellings 

% of total 

Owned outright 4,521 30.7% 

Owned with mortgage 4,774 32.4% 
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Renting – housing authority 804 5.5% 

Renting – housing co-operative/community 96 0.7% 

Renting – other 3,977 27.0% 

Other tenure type 74 0.5% 

Tenure type not stated 489 3.3% 

Total  14,735 100.0% 

Source: (ABS, 2016) 

3.3.7 Dwelling structure  

In 2016 there were 14,736 occupied dwellings in the in the Orange LGA (refer Table 3-5). 

Dwelling types were dominated by separate houses, representing 85.7% of the housing stock 

compared to the Australian average of 72.9% and the NSW average of 66.4%. 

Other forms of housing include semi-detached/town houses at 9.5%, flats/units/apartments at 

3.7% and other dwellings at 0.17%. Other dwellings include caravans, cabins, manufactured 

home estates, improvised homes, and houses or flats attached to a commercial business 

(shop top housing).  

In addition to the occupied dwellings, the LGA contained 1,688 unoccupied private dwellings in 

2016, making a total of 16,424 dwellings. The unoccupied figure needs to be read in the 

context of being a snapshot taken on census night. There will always be a percentage of 

people, normally residents, who happen to be away when the census occurs. The true 

‘vacancy rate’ of private dwellings would therefore be lower than this figure. 

DPIE (2019) projects that in 2041, 31% of Orange residents will live alone and 26% will live as 

a couple. The current predominance of 3 and 4 bedroom houses must change if housing is to 

suit the needs and preferences of Orange’s future population.  

 

Table 3-5 Occupied private dwelling type, Orange LGA, 2016 Census 

Dwelling type Dwellings % of all private 
dwellings 

% of occupied 
private dwellings 

Separate house 12,629 76.8% 85.7% 

Semi detached, town house 1,406 8.5% 9.5% 

Flat or apartment  550 3.3% 3.7% 

Other dwelling, caravan, cabin etc 26 0.15% 0.17% 

Dwelling structure not stated 125 0.76% 8.5% 

Unoccupied private dwellings* 1,688 10.3% N/A 

Total occupied private dwellings 14,736 89.7% 100% 

Total all private dwellings 16,424 100.0% - 

Source (ABS, 2016, p. G32) 

*It is common for census data to show a significant number of unoccupied private dwellings. However 

this should not be interpreted as the number of vacancies available for sale or rent as the figure would 

also include those dwellings where the usual resident(s) happened to be absent on census night. 

3.3.8 House size 

Analysis of the number of bedrooms in dwellings in Orange in 2016 compared to Regional 

NSW indicates there was a lower proportion of dwellings with 2 bedrooms or less, and a 

higher proportion of dwellings with 4 or more bedrooms. Overall, 17.4% of households were 

living in dwellings with 2 bedrooms or less, and 34.8% were living in of 4 or more bedroom 

dwellings, compared with 27.7% and 29.6% for Regional NSW respectively.  
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These figures are likely due to the higher number of apartments and townhouses in other 

regional cities compared to Orange. 

 

 

Figure 3-6 Number of bedrooms per dwelling type, Orange LGA, as % of 

total dwellings, compared to Regional NSW 

Source: (ABS, 2016) 

3.3.9 Building approvals for dwellings 

The number of building approvals issued by Council in a year gives a good indication of the 

number of dwellings constructed in that year. Dwellings aren’t always constructed after a 

building approval is issued, however in the vast majority of cases they are. 

In the year ending July 2020, $145 million worth of building approvals were issued by Council, 

$94 million for residential buildings (ABS, 2020b).  

A total of 203 construction certificates were issued with a total value of $75 million, and 29 

other residential buildings were approved with a total value of $7.2 million as indicated in 

Table 3-6. Development consents have a five year approval period and as such construction 

certificate statistics do not typically match up with the same year DA approvals (Table 3-7). 

Construction certificate numbers may better reflect the number of projects that are actually 

built. 

DPIE (2019) projects that an additional 6,091 dwellings will be required in the LGA between 

2016 and 2041, an increase of 36%. This equates to 252 dwellings per year. The number of 

approvals ending July 2020 was 232 dwellings.  

Table 3-6 Building approvals – 2019- 2020 

Type of development Number/value 

New houses (no.) 203 

New other residential building (no.) 29 

Total dwellings (no.) 232 

Value of new houses  $75,988,400 

Value of new other residential building $7,239,300 
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Value of alterations & additions including 
conversions to residential building 

$11,302,200 

Value of total residential building $94,529,800 

Value of non-residential building $51,092,000 

Value of total building $145,621,800 

Source: (ABS, 2020b). 

 

Table 3-7 provides and overview of the range of housing typologies approved by Council in 

the 2019-2020 year. The data indicates single dwellings are the most popular type of housing 

development. Although multi dwelling housing and residential flat buildings are also popular 

type of development, there is opportunity to accommodate smaller housing types including 

infill development. 

Table 3-7 Dwelling typology approvals – 2019-2020 

Dwelling typology Number of dwellings/units 

Mixed use approval 1 new dwelling unit/s 

Multi dwelling housing/residential flat buildings 69 new dwelling unit/s 

Secondary dwelling and dual occupancy 35 new dwelling unit/s 

Single dwelling approvals 188 new dwelling unit/s 

Other approvals 1 new dwelling unit/s 

Total approvals 294 new dwelling units 

Source: (Orange City Council 2020) 

3.4 Trends and issues affecting housing provision 

3.4.1 Impacts resulting from current trends 

Recent events over the past 12 months including drought, bushfires, the COVID-19 pandemic 

and impacts on the economy has influenced population migration in NSW. The State, 

particularly in regional areas, have experienced migration from interstate and from 

metropolitan areas to rural localities. Ongoing border restrictions, the economic downturn and 

fewer births are likely to lead to both a lower rate of population growth and changes in living 

arrangements. 

The effects from COVID -19 have had an impact on Orange with an increase in population and 

demand for a range of housing typologies and investment. Vacancy rates have fallen 

significantly suggesting that people may be moving farther from larger metro areas during this 

period. This may become a long-term shift, especially if businesses can maintain flexible work 

arrangements. If flexible working remains, population growth may increase in regional areas. 

Housing prices in regional NSW have outperformed those in Greater Sydney.  

Table 3-8 Housing Prices – Sydney compared to Regional NSW 

 Greater Sydney Regional NSW 

 Price growth 

(year to Sept) 

Price growth 

(year to Sept) 

All Dwellings 20.9% 24.8% 

Houses 26.0% 25.6% 

Units 9.4% 19.9% 

Source: CoreLogic (Hedonic Home Value Index) 
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Prices in Regional NSW have risen by 24.8% over the year to September, whereas in Sydney, 

they have grown by 20.9% after recovering from falls in 2020.  

This may be due to a number of influences including: 

• Regional industries being less affected by social restrictions; 

• Job opportunities driven by a strong recovery in job vacancies in regional areas; and 

• Ability to work remotely. 

3.4.2 Inter-LGA commuting patterns 

Like most communities the Orange workforce is interconnected with its neighbours. Most 

people live and work in the same LGA however there is always an extent of commuting 

between Council areas. This can be driven by lifestyle preferences, family and personal 

commitments but may also be an indicator of both housing affordability and availability. 

However it is difficult to apportion the commuter figures between those that wish to live outside 

the LGA and those who would prefer to find local accommodation.  

It is also difficult to judge to what extent these figures are transient and already factored into 

the current take up rates. i.e. some of the current take up rate is likely to be drawn from these 

commuters, who may then be replaced by other people commencing a commute to Orange, 

equally some of those who wish to relocate to Orange may have been attempting to do so for 

some years but have been unable to do so. Should pricing and availability improve (at least 

relative to the LGA’s in table 3-9) it is likely that the net flow to Orange would decrease over 

time. 

The most significant commuter flows for Orange are Cabonne, Blayney and Bathurst, with an 

overall day time population gain of 1,657 from these three Councils.  

 Table 3-9 Commuter flow 

 To Orange From Orange Net flow to Orange 

Cabonne 2,191 844 + 1,347 

Blayney 815 672 + 143 

Bathurst 626 459 + 167 

TOTAL 3,632 1,975 + 1,657 

 

3.4.3 Fast rail for the future 

In 2018, the NSW government released ‘A 20-Year Economic Vision for Regional NSW’. This 

initiative is a comprehensive vision for regional NSW for the next 20 years and beyond with 

the aim to improve connectivity between regional centres, and from cities and international 

gateways. 

In order to improve connectivity in regional NSW, A Fast Rail Network Strategy has been 

prepared. Orange has been identified as a potential route along the western corridor for a Fast 

Rail Network. This will allow people to travel along these passenger rail corridors in NSW 

every day, moving within regions, or between major regional centres and Sydney. Regional 

centres such Orange and other localities along rail corridors offer vibrant communities. The rail 

system has the potential to encourage and promote a diverse range of housing typologies 

including affordable housing, through better access to employment and education, and 

lifestyle opportunities. 

https://www.nsw.gov.au/improving-nsw/regional-nsw/a-20-year-economic-vision-for-regional-nsw/
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3.4.4 Housing affordability 

Housing is considered to be ‘affordable’ when very low, low and moderate income households 

are able to meet their housing costs and still have sufficient income to pay for other basic 

needs such as food, clothing, transport, medical care and education (NSW DCJ, 2020). The 

accepted benchmark for affordability is that housing costs (that is, rent or mortgage 

repayments) do not exceed 30% of gross household income (NSW DCJ, 2020).  

Housing affordability differs from affordable housing as a land use planning term, and is 

determined by housing cost and household income.  

There is a difference between government priorities and actions that seek to “increase housing 

affordability” versus seeking an “increase in the amount of affordable housing”. The former is a 

reference to reducing the overall cost of buying or renting a home relative to income or 

capacity to pay for housing. The latter is a reference to providing targeted housing solutions 

for those with the highest identified need.  

Housing affordability and the housing continuum 

The housing continuum is the range of housing types available in a community, from 

emergency shelters on one end, all the way to homeownership on the other. In between lies 

an assortment of housing options and types, each critically important for different people at 

different times (refer Figure 3-7).  

 

Figure 3-7 Housing continuum 

Source: (Greater Sydney Commission, 2018) 

Who should affordable housing be targeted at? 

Under the NSW Ministerial Guidelines for Housing Affordability (NSW DCJ, 2020) and also 

under NSW planning legislation (EP&A Act and related SEPPs) the three income bands to 

which affordable housing may be targeted are: 

 Very low income: under 50 percent of median income 

 Low income: 50-80 percent of median income 

 Moderate income: 80-120 percent of median income 
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The current rates of housing stress in Orange LGA demonstrate that the open market (private 

rental and housing for sale) is unable to meet the affordability needs of large numbers of these 

households, and the “affordability gap” between incomes and housing costs has widened 

steadily as the price of housing has continued to rise much faster than income. The decline in 

housing affordability, and the inability for people to access housing that is affordable, is having 

an increasing impact on socio-economic diversity in Orange. 

In principle, affordable housing may be delivered as rental housing or affordable housing for 

sale. However, the gap between affordability and market pricing in most parts of NSW is now 

so large that very few households from the target groups, particularly in more central parts of 

Orange, could afford to purchase even at a significant discount.  

Cost of housing 

According to realestate.com.au, median property prices in Orange over the last year for 

houses rose from $445,000 (August 2020) to $544,000 (August 2021) while for units prices 

rose from $285,000 to $348,000 over the same period. Representing a growth rate of 22.2% 

and 22.1% respectively. Compared to five years of sales, where Orange has seen a 

compound growth rate of 7.8% for houses and 4.2% for units, the recent figures are extremely 

strong. 

The average rent for a house in Orange is approximately $350/week for 2 bedrooms, 

$425/week for 3 bedrooms and $500/week for 4 bedrooms. Whilst units in Orange rent for 

$290/week (1 bedroom), $340/week (2 bedrooms) and $430/week (3 bedrooms).  

Those paying more than 30% of the gross income on housing costs are considered to be in 

housing stress. For very low income earners, the median prices result in the household being 

in housing stress as indicated in Table 3-10. 

Table 3-10 Orange housing stress summary 

Income band  Rental Purchase Total 

Very Low 1,041 (44%) 140 (6%) 1,812 (50%) 

Low 574 (24%) 156 (7%) 730 (31%) 

Moderate 206 (9%) 266 (11%) 472 (20%) 

Total 1,822 (76%) 563 (24%) 2,385 (100% 

Source: Judith Stubbs & Associates, Draft Industry Development Strategy: Responding to Housing Challenges in 
Regional NSW, Orange Case Study – Background Paper, 2019 

3.4.5 Rental affordability 

Rental affordability in Orange has declined in recent years with most parts of the LGA 

becoming ‘moderately unaffordable.’ Over this time, Orange has experienced a growing 

number of low-income renters and a declining supply of affordable rental housing stock. 

Rental vacancy rates are tight and there has been a reduction in the proportion of rental 

housing affordable for lower income households. 

At the time of the 2016 Census, 33.7% of the Orange population were renting, compared with 

the NSW average of 26.5%. The Orange rental market consisted of 5.8% social housing and 

25.5% of privately rented dwellings (ABS, 2016). 

Median weekly rental prices in Orange LGA for the past three years are shown in Table 3-11. 

Rental prices have increased for all types of rental dwellings.  

Table 3-11 Median weekly rental price by dwelling type, Orange LGA 

Quarter ending Separate Houses  
(2 bedroom)  

Separate Houses  
(3 bedroom)  

Flat/units  
(1 bedroom) 

Flat/units  
(2 bedroom)  

September 2021 $350 $425 $290 $340 
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September 2020 $320 $380 $225 $300 

September 2019 $315 $360 $208 $265 

September 2018 $285 $340 $240 $250 

September 2017 $280 $340 $215 $250 

Source: (NSW DCJ, 2021) – September 2021 figures from realestate.com.au 

Rental residential vacancy rates are low and demand for rental accommodation is high. This 

increase in demand for rental accommodation is a challenge, placing pressure on price points 

in the rental market. 

Based on the prices in Table 3-11 and affordable housing benchmarks developed for Orange 

LGA (Judith Stubbs & Associates, 2019), the cost of renting a weekly median priced 1 

bedroom flat/unit in the Orange LGA represents 36% of the weekly income of a very low 

income household, while a 2 bedroom flat represents up to 44% of household income and a 3 

bedroom house represents up to 59% of household income. These prices may place very low 

income earners in housing stress.  

The high demand for rental accommodation in Orange and increasing rental prices puts lower 

income earners at risk of experiencing housing stress. This trend indicates the need for 

alternative housing choices including smaller dwellings or housing typologies that are not 

located on a large residential lot and are condensed in locations accessible to facilities and 

services. More affordable housing could take the form of smaller dwellings on smaller lots, 

townhouses, or units and apartments. 

Demand for rental accommodation could be assisted by an increase in medium density and 

mixed use development in Orange, in areas well serviced by infrastructure and public 

transport. New release areas can also contribute by including a mix of lot sizes and 

opportunities for medium density housing. 

Household income  

Eligibility for affordable housing is based on gross household income benchmarks that are 

calculated at the level of the Orange Statistical Division. According to the Ministerial 

Guidelines, the annual income range for each band for 2015-16 is as follows: 

 Very low income: up to $38,636 per annum 

 Low income: $38,636 to $61,817.60 per annum 

 Moderate income: $61,817.60 to $92,726.40 per annum 

Current median incomes in Orange are lower than the NSW average: median household 

income is approximately $1,295 per week, compared to approximately $1,486 per week 

across NSW. 

Affordability gap 

There is a significant affordability gap for buyers and renters in Orange, which provides a 

strong rationale for the provision of affordable housing. The following analysis is based on the 

affordability benchmarks used in the Ministerial Guidelines, which assume that the maximum 

affordable housing cost (rent or home loan repayment) is 30 percent of gross household 

income. 

For potential buyers: 

 The affordability benchmark for a median income household is approximately $388.50 

per week. The cost of servicing a standard home loan on a median priced unit in 

Orange is around $304 per week. 

 Even among households already living in the LGA, less than one in four have adequate 

income to affordably purchase a median priced unit. 

For potential renters: 
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 The median cost of renting a unit is around $320 per week, which is one third more than 

the affordability benchmark for a median income household. 

 Among households already living in the LGA, only around half of all households could 

affordably rent a median priced unit. Although the rental price of 1 bedroom units is 

lower, starting at around $290 per week, this is unaffordable for the great majority of 

single person households. 

 Households with children face particular challenges because they need larger (two or 

three bedroom) apartments, likely to cost upwards of $340 per week. 

The picture for key workers is particularly poor.  

The above data, based on medians and averages, masks differentials between different 

population groups. It has already been shown that younger people generally have lower 

incomes and may consequently experience greater affordability challenges (although living as 

a group household alleviates this for some young singles), and that larger households need 

more space. 

Current demand for affordable housing   

Short term accommodation 

The increasing popularity of short term rental accommodation such as Airbnb and Stayz has 

reduced the number of rental properties available in the Orange LGA. There are currently 300 

listings (May 2021) on Airbnb in Orange offering a range of accommodation including entire 

dwellings and units to house from 1 to 16 people.  

A proportion of short term accommodation also includes Council approved motels, hotels and 

bed and breakfast accommodation providers, however the majority are residential dwellings. 

These residential properties are also being used for tourist accommodation and in some cases  

available for long term rental accommodation depending on the onsite/live-in manager or 

property owner. 

Tourists and fly-in-fly out workers 

Orange’s tourism sector is growing with a focus on short-stay and boutique accommodation. 

Demand for tourism accommodation has increased in recent years, with demand being met by 

alternatives such as farm stay and bed and breakfast accommodation along with hotel and 

motel accommodation.  

Demand for accommodation in Orange is also driven by mining workers operating on a fly-in-

fly-out (FIFO) basis. These workers utilise both short-term accommodation and longer term 

rental accommodation options in the Orange, the cost of which may often be met by the 

mining firm rather than the worker. Seasonal fruit-pickers on the other hand have traditionally 

sought either short term rental accommodation or camping options at the lower end of the 

market. A lack of affordable options may deter some fruit-pickers all together, as 

accommodation costs erode the ability to save a significant portion of their pay. 

Essential service workers 

A significant number of essential service workers are employed in Orange, as the city provides 

health and education services to the wider region. The Orange Hospital and Bloomfield 

Hospital are located in the area, as well as campuses of Charles Sturt University and NSW 

TAFE. 

These workers seek more affordable housing such as smaller houses, units and flats. Such 

housing should be provided in the form of mixed use developments, medium and high density 

housing near hospitals, educational institutions and the city centre. 
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Aged housing  

As per national trends, Orange’s population is ageing with an estimated 2,369 people being 

over the age of 85 in 2041, an increase from 913 in persons in 2016. This will result in a 

majority of people choosing to stay in their own homes as they age.  

Others are choosing to downsize from rural properties and large family homes into smaller 

homes or units that require less maintenance. Others may be forced to downsize due to 

disability, moving into wheelchair-accessible housing or retirement villages and specialist care 

in nursing homes.  

A shortage of smaller one and two bedroom dwellings may contribute to higher prices in this 

sector, which may in turn discourage downsizing if it will not free up as much equity as hoped.  

There is an increasing need to provide a range of housing options for an aging population 

including units, smaller dwellings, retirement villages and nursing homes. This will allow older 

people to stay in the Orange region and “age in place” and allow residents to be close to 

family, friends and familiar services and facilities within the area. 

People with a disability 

During the 2016 Census, 2,304 residents of the Orange LGA reported needing help or 

assistance with core daily activities due to disability, chronic health condition or old age. This 

represents 6% of the population. Half of the residents needing assistance are aged over 65, 

10% are aged 45-54 years old and 15% are aged 20-44.  

The level and type of assistance required varies greatly, and for this reason there is no one 

housing typology best suited to the needs of these residents. However universal design 

principles can broaden the range of options available. As stated in the section above, some 

people will choose to utilise in-home support, others will want to live in smaller homes and 

units, and others will require specialist care in the form of supported accommodation. 

Council will work with housing providers and other related stakeholders to develop and 

monitor appropriate metrics for future strategies for the provision of housing for people with a 

disability. 

Future demand for affordable housing  

Orange historically has provided for relatively affordable home ownership and rental 

opportunities, in locations with sufficient amenity and access to a range of employment and 

transport options. This has gradually changed since 2016 with 12% of people in the LGA 

experienced housing stress with a majority being residents in the rental market. Assuming 

these rates continue to 2036, this would impact up to 2,532 households or approximately 10 

years of total supply. 

Residential vacancy rates are low and demand for rental accommodation is high. Increasing 

demand for rental accommodation is a challenge as it places pressure on price points in the 

rental market. The median house price in Orange is $544,000 with a median rent of $450. The 

median price for a unit is $348,000 with a median rent of $335 (realestate.com.au). These 

prices are expected to increase annually making home ownership more difficult for first home 

buyers and low income earners. 

The rental market is heavily influenced by fluctuations in the employment market and these 

fluctuations exacerbate issues around housing stress. Most notably, mine expansions have 

caused cycles of housing shortfall in Orange. It is critical to identify and consult on proposed 

methods of housing supply and typologies to meet the growing needs of the community. 

Rental affordability is a significant issue in Orange, the City is experiencing high demand for 

rental housing. The rental population of Orange is approximately 30% of the total population. 

Current vacancy rates are in the order of 0.9% for the LGA .(Investar 2021) The current 

housing affordability crisis is linked to the local resources boom and interest in regional areas 
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since COVID19, which has produced a sudden influx of high income earners in the 

community. 

The LGA’s population is ageing and households reducing in size, meaning that demand will 

rise for semi-detached homes, flats and units. As these dwellings are usually cheaper to 

purchase than family homes on larger blocks, the provision of these types of housing will 

serve to increase housing affordability in the LGA, while also catering to the expected demand 

for smaller homes.  

Affordable housing within the Orange LGA could include: 

 Medium density developments in or close to the CBD 

 Infill unit developments in existing residential areas through urban consolidation 

 Specifically identifying areas in new subdivisions to provide high density development 

 Group homes and residential flat buildings 

The decline in housing affordability, and the inability for everyday people to access housing 

that is affordable, can have an impact on socio-economic diversity. Demand for social and 

affordable housing is expected to grow.  

Australia is currently experiencing low interest rates resulting in a high percentage of the 

population committing to a mortgage. Any increase in interest rates may trigger mortgage 

stress where a household may not have enough income to cover repayments and other living 

expenses. 

3.4.6 Housing preference 

The ABS 2016 Census indicated 76% of the dwelling structure was a separate dwelling 

representing 12,629 of the total housing stock in Orange and indicated a strong preference 

toward this type of housing. 

To meet the needs of changing households, a diversity of housing types is required. However, 

the housing market is slow to change, as newly developed housing is a small proportion of 

total housing stock.  

To further identify the types of housing people want, an analysis of housing choice was 

explored through the community consultation process. This aimed to determine the attributes 

influencing housing choice. This analysis found: 

 Clear difference between the expressed preferences and the supply of housing in 

Orange. 

 A house on a separate lot was the most popular housing type in the market. 

 Most people chose a house in their preferred location due to its desirable environment 

and lifestyle. 

 The market is struggling to move away from single detached larger dwellings. 

 Investors are a significant driver of house construction in Orange, due to high rental 

prices.  

 A proportion of households would choose semi-detached, villa or duplex homes if more 

stock was available. 

 Price/affordability in desired location is seen as the biggest barrier for participants 

followed by not enough availability of preferred housing type. 

It is important to work with the housing industry to remove unnecessary barriers to infill 

development as an alternative to greenfield development, such as semi-detached dwellings, 

villas and low rise medium density development, as these housing types are relatively under-

represented in the housing market.  
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This needs to take into consideration the heritage conservation areas and heritage items 

across the City. While heritage values do not prevent infill development it does present 

additional design challenges and may limit the overall scale of development that can be 

achieved without eroding the cultural heritage of Orange. 

To meet the community’s future housing needs, more opportunities for a wider range of 

dwelling types in a variety of locations is required. The OC FutureCity strategy establishes a 

focus of growth in and around the city centre, as this type of housing with services supports 

improved accessibility and convenience for residents, while also making better use of existing 

infrastructure. 
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4. Environmental constraints 
 

Figure 4-1 Greenfield Locations for Assessment 
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4.1 Slope and topography 

Orange is characterised by undulating topography and vast areas of rural land. These sloped 

hillsides are a highly important agricultural and visual resource, as well as having 

environmental values. Fragmentation through subdivision of rural land to allow for housing on 

small lots greatly alters and impacts this landscape. 

Construction on slopes over 15% should be avoided to limit the intensity of development, 

preserve viewsheds and protect natural resources. Conditions on steep slopes will need to be 

favourable and design should incorporate measures to prevent slope failure before Council 

considers rezoning of land for residential development.  

4.2 Drinking water catchments  

Protection of drinking water catchment areas from residential development has been a long 

standing priority for Council. The main water supply for Orange is Spring Creek and Suma 

Park Dams with the urban area generally contained within two smaller creek catchments, 

Blackmans Swamp Creek and Ploughmans Creek.  

Blackmans Swamp Creek is the largest catchment having an area of approximately 34 km² 

with its boundary near Summer Hill Creek. Blackmans Swamp Creek emanates from the south 

of the city and flows through the CBD before heading in a north-easterly direction. It flows to 

the west of Suma Park Dam before joining with Summer Hill Creek a kilometre downstream of 

the dam. Approximately 70% of the city falls within this catchment.  

The Ploughmans Creek Catchment covers approximately 23 km2. It’s the start of the Bell River 

(not including Broken Shaft Creek) and extends from the south western outskirts of Orange 

through to its junction with Broken Shaft Creek to the north west of Orange. 

The drinking water catchment is zoned E3 Environmental Conservation and aims to mitigate 

development that will have an adverse impact on water quality and quantity. There is a 

strategic benefit in directing as much development as possible away from drinking water 

catchments. However sensitively designed development could play a role in meeting housing 

needs subject to stringent mitigation measures. 

4.3 Groundwater vulnerable land 

The majority of the Orange LGA is classified as containing groundwater vulnerability. As a 

result all development on these lands must be assessed to determine potential impacts on 

groundwater from human activity.  

The Orange LEP 2011 outlines provisions for development on lands identified as having 

groundwater vulnerability. The objective is 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. 

4.4 Terrestrial biodiversity 

Land across the Orange LGA is predominantly cleared for agricultural use, however areas of 

native vegetation remain. A large area of native vegetation exists in the north-east of the LGA, 

near Clifton Grove. Smaller areas exist on rural properties and along creek lines. Areas of 

terrestrial biodiversity can be seen on the NSW Biodiversity Values Map and Threshold tool 

and on the Orange LEP mapping.  

Areas containing native flora and fauna are protected through a number of provisions. The 

Orange LEP controls development through Clause 7.4 Terrestrial Biodiversity and the 

associated mapping, and the use of the environmental zones. At the state level, development 
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on land containing native flora and fauna is controlled through the following environmental 

planning instruments and Acts: 

 State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017   

 State Environmental Planning Policy (Koala Habitat Protection) 2019 (At present, 

Orange LGA is not mapped on the State Environmental Planning Policy (Koala Habitat 

Protection) 2019 online mapping tool) 

 Biodiversity Conservation Act 2016  

 Environmental Protection and Biodiversity Conservation Act 1999 

4.5 Important agricultural lands 

Continued pressure from rapid urban expansion highlights the need to identify and retain 

important lands for agricultural industries. Collating information on agricultural industries and 

mapping the resources upon which they depend is the first step to providing information to 

support land use planning decisions. 

The Important Agricultural Lands (IAL) have been mapped for Orange and provides a 

framework to develop strategic plans to retain important highly productive lands and avoid 

land use conflict including urban and environmental impacts.  

The NSW Department of Primary Industries is undertaking a mapping program across NSW to 

assist with the recognition and value of important agricultural land (IAL). The program supports 

DPIE’s regional planning targets that include actions to map important agricultural lands in 

NSW.  

4.6 Biophysical strategic agricultural lands 

Biophysical Strategic Agricultural Land (BSAL) is land with high quality soil and water 

resources capable of sustaining high levels of productivity. Identifying and mapping these 

lands is essential to managing competing land uses proposed lands classified as quality 

agricultural lands. The mapping of these lands provides a level of statutory protection 

regarding protection of high value agricultural lands. 

BSAL has been identified to the south of the city and a band in the north east of the LGA. The 

lands within these locations contain high levels of soil fertility, land and soil capability classes 

and access to reliable water and rainfall levels. It is considered these lands are not appropriate 

for housing development and should be conserved and sustained due to their biophysical 

characteristics. 

4.7 Towac soil landscape 

The Towac Soil Landscape is identified by the Soils Landscape profile and comprise of fertile 

Kraznozems of the soil types on slopes over basalt flows in the south of the Orange LGA. 

These area soil types that have moderate inherent chemical fertility and permeability with low 

salinity, low erosion hazard and moderate shrink-swell potential. Soils commonly found in 

drainage depressions are lower in fertility and higher in shrink-swell potential. These soil 

characteristics influence land use and development capability. The BSAL mapping layer aligns 

with the Towac Soil Landscape mapping. 

4.8 Scenic amenity 

Although agricultural productivity is generated largely in the Cabonne LGA, Orange LGA has 

experienced an increase in housing and tourism benefits. Growth pressure from rural lifestyle 

development, fragmentation of holdings and the nature of some agricultural activities have the 

potential to impact upon the scenic character of the area.  
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The greatest threat to the long-term sustainability of agriculture on and around Mt Canobolas 

is from residential development; both rural lifestyle lots and the creep of the urban fringe of 

Orange city into the most productive agricultural land in the LGA and the potential for mining. 

As a result, there is a need to protect, conserve and enhance the natural, visual, 

environmental and heritage qualities of Orange’s scenic areas, and significant views to and 

from Mt Canobolas. 

4.9 Naturally occurring asbestos 

The NSW Government’s Heads of Asbestos Coordination Authorities (HACA) have published 

maps on naturally occurring asbestos. Depending on the probability of naturally occurring 

asbestos being present, NSW has been mapped into low, medium, or high potential regions.  

Some rocks and associated soils in the Orange area naturally contain an asbestos mineral 

called Chrysotile. Generally, these rocks are located to the east of Orange. When disturbed, 

these materials have the potential to release asbestos fibres into the air.  

Areas to the north and south east of Orange CBD have a low likelihood of naturally occurring 

asbestos (NOA), with only a small portion on the eastern fringe of the city having a high 

likelihood of NOA. 

Council’s Asbestos Management Plan and provides background information in relation to 

asbestos in the Orange Local Government Area, procedures to be implemented by Council’s 

when assessing applications for development consent or approval; and procedures to be 

implemented by Council and Council workers in relation to management of asbestos. 

4.10 Flood affected land or land affected by overland flows 

Understanding the causes and impacts of flooding is a continual challenge for Council. Floods 

are part of our natural ecology and can cause significant damage to property and 

infrastructure. Climate change has resulted in more extreme rainfall and severe flooding 

experiences associated with a strong La Niña event.  

Flooding predominately occurs within the Blackmans’ Swamp and Ploughman’s Creek 

catchment. The Blackmans Swamp Creek floodplain affects a significant proportion of the 

urban area of the city of Orange including the CBD which is prone to flooding with potentially 

high hazard and damage. Council has adopted the Blackmans Swamp Creek and 

Ploughmans Creek flood analysis and studies of the local flood prone areas to define the flood 

behaviour within the catchment. This will better inform the community about flood events, 

avoid development occurring in areas of high risk and allow preparation for disaster planning 

and management. 

The Orange LEP 2011 and DCP mitigates development on flood prone lands with an 1% AEP 

and the potential risks generated from development. Provisions enable the evacuation of land 

subject to flooding in events exceeding the flood planning level and protection of the 

operational capacity of emergency response facilities and critical infrastructure during extreme 

flood events. Particular types of development are prohibited on lands between the flood 

planning level and the level of the probable maximum flood with the aim to protect life and 

property. 

4.11 Bushfire prone land 

The presence of bushfire prone land limits development, requiring the need for every proposal 

to undergo an assessment against the provisions of the Rural Fire Service’s 2019 publication 

Planning for Bushfire Protection. Future residential development on the fringes of the city may 

be impacted by the new bushfire regulations as any new development other than exclusion 
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zones, are classified as having of remnant vegetation which is now classified as a bushfire 

prone land. The pine plantation near Mount Canobolas and the native vegetation near Clifton 

Grove are identified as bushfire prone lands as they consist of established vegetation.  

4.12 Environmental heritage 

The Orange LGA contains a significant number of heritage sites, with 3278local and 16 state 

heritage listed sites pursuant to the Orange LEP. In addition, they’re area 5 local heritage 

conservation areas. Development on heritage listed land is controlled by Clause 5.10 of 

Orange LEP and associated mapping. State listings are controlled by the NSW Heritage Act 

1977.  

Development on land containing Aboriginal Cultural Heritage is controlled by the National 

Parks and Wildlife Act 1974 and sites of Aboriginal Cultural Heritage importance are mapped 

on the Aboriginal Heritage Information System.  
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5. Service provision 

5.1 Climate change 

Climate change is predicted to result in increased temperatures and reduced rainfall and 

runoff. The Central West and Orana climate change snapshot prepared by the NSW Office of 

Environment and Heritage have projected it will continue to be warm in the near future (2020–

2039) and far future (2060–2079), compared to recent years (1990–2009). The warming is 

projected to be on average about 0.7°C in the near future, increasing to about 2.1°C in the far 

future. The number of hot days is projected to increase, and the number of cold nights is 

projected to decrease (NSW OEH, 2014).  

The warming trend projected for the region is relatively large compared to natural variability in 

temperature and is of a similar order to the rate of warming projected for other regions of 

NSW.  

The Central West and Orana region currently experiences considerable rainfall variability 

across regions, seasons and from year-to-year, and this variability is also reflected in the 

projections outlined in Figure 5-1. The climate change projections in this snapshot are from the 

NSW and ACT Regional Climate Modelling (NARCliM) project. 

 

Figure 5-1 Impact of climate change on the Central West and Orana Region 

Source: (NSW OEH, 2014) 

5.2 Water security  

A shift in climate resulting in reduced rainfall and inflows into groundwater systems and 

reservoirs coupled with increasing temperatures, will have a significant impact on water yields. 

Population growth in Orange will increase the demand for water and increase consumption 

levels for both economic and residential purposes. Deficiencies may occur due to the impacts 

of growth and reduction in water yields.  

The adoption of adaptive planning controls that require the conservation and source 

diversification of water in the LGA is required to minimise the impacts of climate change on 

future residential development and the Orange community. Best practice water sensitive urban 

design approaches will assist with sustaining water quality and quantity. One example of this 

is the use of onsite detention and retention in new development areas. 
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5.2.1 Alignment with key water strategic documents  

Future planning for water security needs to ensure the integration with the following key 

strategic documents and demonstrate a clear commitment toward water security and 

sustainable service delivery within the LGA: 

 State Water Strategy  

 Regional Water Strategies  

 Regional Town Water Strategies  

 Orange Integrated Water Cycle Management Study (IWCM) 

Integration with State, Regional and local water strategies will provide a consistent approach 

and management to water security. The regional water strategies will integrate and align with 

other NSW Government programs such as the State Water Strategy (in development) the 

whole of government drought response, long term land use plans for regional NSW, water 

resource plans, long term watering plans and the Safe and Secure Water Program which 

provides options to address local-level issues. 

5.2.2 Water consumption 

Water security is expected to decline in future as a result of reduced rainfall and higher rates 

of evaporation with less water available for domestic use. The decline in water supply is likely 

to be accompanied by a growth in water demand due to population growth. These impacts 

require adaptive strategies.  

Council has been proactive in addressing long term water security to meet the community 

needs and to underpin confidence for continued growth and investment. These projects 

include the Central Tablelands Regional Water Security Pipeline Project. 

To manage water consumption at the local level, adaptive options including education and 

engagement need to be employed to conserve water and demonstrate simple techniques to 

reduce water consumption, reuse water and change water use practices in the long term. 

Water sensitive urban design can be effective through the use of water sensitive urban design 

principles to reduce the demand on potable water supplies by passively watering gardens and 

street trees, utilising residential rainwater tanks and harvesting stormwater on a civic scale for 

either irrigation or potable purposes. 

5.2.3 Water demand forecast 

Water supply demand modelling was undertaken, most recently in 2014. Demand modelling 

considers both medium and high population growth scenarios (medium growth rate of 0.8% 

and high growth rate of 1.3%) as well as water conservation strategies implemented by 

Council. The modelling assumes climate change shown in Table 5-1. 

Table 5-1 Water demand forecast 

No climate change: With climate change: 

2060 forecast demand (medium growth rate 0.8%)  2060 forecast demand - 7,524 ML/year 

2060 forecast demand (high growth rate 1.3%) 2060 forecast demand - 8,790 ML/year 

Source: Orange City Council   



 

Orange City Council - Orange Housing Strategy, | 39 

5.2.4 Existing water supply infrastructure secure yield 

Water supply secure yield modelling was most recently undertaken in 2016. 

Without climate change, the modelled secure yield of Council’s water supply system at that 

time was 7,900 ML/year and consisted of the following components (refer Table 5-2). 

Table 5-2 Orange water supply yield modelling 2016 

Water supply systems ML/year 

Surface water catchments (Gosling, Spring and Suma Park Dams) 3,400 

Stormwater Harvesting Schemes 1,100  

Bores (Licenced for 462 ML/year) 450  

Macquarie River to Orange Pipeline 2,800 

Raising Suma Park Dam 150  

With climate change, modelling indicates that the secure yield could reduce to 7,268 ML/year. 

This modelling does not take into account Stage 2 of the Blackmans Swamp Creek 

Stormwater Harvesting Scheme, which has a modelled secure yield of 600 ML/year. 

5.2.5 Water security 

Water security is simply the secure yield of Council’s water supply system less the forecast 

demand.  

Table 5-3 Council's water security with climate change 

Growth scenario Population in 
2060 

Secure Yield 

ML/year 

Demand 

ML/year 

Security 

ML/year 

Medium (0.8% pa) 58,080 7,268 7,524 -256 

High (1.3% pa) 67,719 7,268 8,790 -1,522 

The graph below shows both medium and high population growth scenarios and secure yield 

up until 2060. 

With climate change, modelling indicates that the secure yield could reduce to 7,868 ML/year 

with the inclusion of Stage 2 of the Blackmans’ Swamp Creek Stormwater Harvesting 

Scheme, which is scheduled for construction in 2022. 

The most recent secure yield modelling shows that at a high growth rate, the water demand 

will exceed the secure yield by the year 2050 or under a medium growth scenario beyond the 

year 2060 (refer Figure 5-2) however that assumes a population approaching 60,000. Clearly 

the secure water yield will remain a significant concern in the future and while this strategy has 

a planning horizon of 2041 and projected population of 52,000 water security will be a factor in 

all future reviews of the housing strategy. 
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Figure 5-2 Medium and high population growth scenarios and secure yield 

up until 2060 

Assuming Stage 2 of Blackmans Swamp Creek Stormwater is constructed and operational, 

the water supply system will be capable of supporting a population of 60,000: 

 Beyond 2060 for medium growth of 0.8% 

 Up until 2050 for high growth of 1.3% 

 

5.3 Water planning in NSW 

Council’s 2013 Integrated Water Cycle Management Strategy (IWCM) 

IWCM’s are prepared by Councils and provide an integrated approach to local planning for 

water supply, sewerage and stormwater services. The primary consideration to be addressed 

in the IWCM is the future water security for the City. 

Council’s 2013 IWCM requires review this year. As part of this review, Council must reassess 

its secure yield taking into account all new sources of supply constructed since 2013 as well 

as the most recent climate change modelling (including the impact of the most recent drought). 

Updated water supply demand forecasts will also be required. 
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Regional Town Water Strategy (RTWS) 

A group of Council’s may also consider the development of Regional Town Water Strategy. 

Such a strategy might assist in addressing broader issues across local water utility 

boundaries, such as providing town water security and potential scheme linkages. 

An RTWS would include a strategic assessment of and planning for regional solutions to town 

water supply security. It would also inform Councils IWCM and higher level Regional and State 

Water Strategies. 

Regional Water Strategies (DPIE Water) 

The Draft Macquarie-Castlereagh and Lachlan Regional Water Strategies were released for 

comment in September 2020. A long list of options have been presented in the draft strategy 

which will subsequently be shortlisted. The long listed option outlined in the Draft Macquarie-

Castlereagh Regional Water Strategy of most relevance to Council outlines strategies and 

actions for improving town water security in the Upper Macquarie unregulated river system. 

State Water Strategy (DPIE Water) 

The Draft NSW State Water Strategy was released for comment in February 2021. Integration 

of priorities in this strategy with Regional and local water strategies (i.e. IWCM’s) will provide 

consistent water security strategies at all levels of Government. 

How do these plans fit together? 

All of the above Water Strategies (Local, Regional and State) need to be integrated.  

5.3.1 Drinking Water Supply catchment 

Source water quality must also be managed and protected appropriately. The drinking water 

supply catchment within the Orange LGA is protected by the provisions of the Orange LEP 

2011. Council must ensure the integrity of the drinking water catchment is protected by 

applying appropriate and consistent planning provisions.  

Although housing development within the drinking water catchment should be avoided, there 

is land availability on the southern fringe of the city where there is existing residential interface 

due to historical growth and sprawl.  

The water secure yield of Orange requires consideration when determining growth rates and 

patterns with recent Council modelling indicating that the secure yield may not meet the 2060 

demand at current growth rates.  

It should be noted that the servicing of any site located on the south eastern fringe of the city 

with both sewer and water service will be expensive due to a high level of construction 

difficulty for water supply and sewer infrastructure. 

The Housing Strategy has determined there has been sufficient land identified for 

development that exceeds the projected secure yield. Future development for housing within 

the south eastern area on the fringe of the city will incur unnecessary risk and expense. 

Any future development within the drinking catchment needs to consider the impacts and 

alternative sites that have been identified by the Housing Strategy that are cost effective to 

service and pose less development risk. Development should avoid the drinking water 

catchment unless concerns in relation to water quality are address, such as a 0% discharge of 

runoff into the water catchment. 

As this strategy will bring the overall population by 2041 to 52,000 and the projected secure 

water yield can provide for approximately 60,000 growth beyond the projections will require 

significant augmentation and expansion of the secure water yield. This could include 
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development of a Regional Town Water Strategy (RTWS) to address broader issues across 

local water utility boundaries, such as providing town water security and potential scheme 

linkages. This would include a strategic assessment of and planning for regional solutions to 

town water supply security as well as inform Councils next review of the Integrated Water 

Cycle Management (IWCM) strategy and higher level Regional and State water strategies. 

The Draft Macquarie-Castlereagh and Lachlan Regional Water Strategies were released for 

comment in September 2020. A long list of options have been presented in the draft strategy 

which will subsequently be shortlisted. The long listed option outlined in the Draft Macquarie-

Castlereagh Regional Water Strategy of most relevance to Orange are strategies and actions 

for improving town water security in the Upper Macquarie unregulated river system. 

The Draft NSW State Water Strategy was released for comment in February 2021. Integration 

of priorities in this strategy with Regional and local water strategies (i.e. IWCM’s) will provide 

consistent water security strategies at all levels of Government. 

5.4 Infrastructure to support new housing 

The provision of a potable water supply and connection to reticulated sewerage system is 

critical infrastructure prior to the release of any new urban land, as these services are both 

fundamental to orderly development and are usually the most expensive to deliver. Council 

manages the installation of sewer and water infrastructure, with funds generally being raised 

via the payment of section 64 developer contributions on new land developments. 

While roads, paths, cycleways, parks and a range of community facilities are similarly 

managed with contributions via a section 7.11 developer contributions plan. 

Electricity and telecommunications must also be provided to residential developments. Similar 

to water and sewer infrastructure, the developer is responsible for the costs associated with 

the provision of electricity and telecommunications infrastructure. 

The 2010 Orange SSS Update found that the provision of infrastructure is not a significant 

constraint to development in Orange. However, there are cost and local connectivity issues 

still to be resolved. 

Consultation with local developers by GHD in 2020 revealed that the high cost of servicing 

land was an issue affecting housing supply and affordability. Property price increases since 

this period are likely to have restored margins. However this underscores the need to ensure 

that new areas are released in a staged and managed fashion to allow infrastructure costs to 

be minimised, ad-hoc or sporadic rezonings would exacerbate the cost of servicing and add 

pressure to land prices. 

5.4.1 Water supply and sewerage infrastructure 

The projected population growth for Orange will place increasing pressure on the provision of 

water supply and sewerage infrastructure. As part of the implementation and delivery of the 

Orange Housing Strategy, future residential growth areas that have been identified will require 

further development of Water Supply and Sewerage Infrastructure Strategies and associated 

Development Servicing Plans. 
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Water Supply and Sewerage Infrastructure Strategies 

Anticipated lot yields for future residential growth areas identified in the Housing Strategy are 

used to size and locate water supply and sewerage infrastructure (i.e. sewer pump stations, 

rising mains, sewer gravity trunk mains, water reservoirs and water trunk mains). Water and 

sewer models are used to develop infrastructure strategies after which concept and detailed 

design work can be progressed. The requirement to upgrade existing infrastructure is also 

recognized in this strategy. 

This strategy also includes infrastructure staging and budget estimates to guide future 

residential development. 

It is worth noting that Council’s Sewerage Infrastructure Strategy will outline options and 

appropriate staging for servicing areas based on catchments and sub-catchments rather than 

lot boundaries.  

Water Supply and Sewerage Development Servicing Plans 

After the Infrastructure Strategy is completed, Water Supply and Sewerage Development 

Servicing Plans need to be developed. 

5.4.2 Power 

Electricity infrastructure is required to be provided to service new housing development in 

accordance with the electricity provider and distributor within the Orange region. The cost of 

the electricity supply to the development will be the responsibility of the property developer. 

5.4.3 Gas  

Natural gas is available to the city of Orange and is an efficient energy source for heating and 

cooking. New housing developments have the option to connect to the natural gas supply 

within the Orange LGA. Availability of a gas supply to new development areas will need to be 

determined. Gas retailers will coordinate the installation of gas services to new housing and 

the natural gas supply. 

5.4.4 Telecommunications 

Telecommunications infrastructure is required to be made available to all new developments. 

Property developers are obligated to ensure new housing developments have modern 

telecommunications infrastructure for property buyers and occupants. 

5.5 Sustainable and energy efficient building design 

The increase in projected population growth will place significant pressure on potable water, 

wastewater and electricity supply. Housing needs to incorporate improved energy and water 

efficiency, saving on energy and water consumption. 

Passive design principles including thermal mass, external shading, building orientation, cross 

ventilation and better insulation in buildings leads to less reliance on energy hungry 

mechanical systems to maintain comfortable internal temperatures. Using renewable energy 

further reduces a building’s environmental impact.  

Good building design decreases power consumption, saves money and reduces the effects of 

climate change. Poor building design is uneconomical and contributes to greenhouse gas 

emissions. Energy efficiency can be achieved using better insulation materials, improved 

architectural techniques and modified construction methodologies. Energy demand to operate 

buildings must be reduced to develop energy efficient and sustainable buildings for the future, 

without compromising the living comfort, performance, and services provided by these 

buildings.  
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There is a need to ensure that the potential impacts of climate change in the Orange LGA 

continue to be monitored and planned for, particularly in regard to the location and design of 

future housing.  

The City contains low lying areas that are prone to inundation and flooding, which may 

become more common as a result of climate change. Mitigation measures will be required to 

manage risk associated with new housing development.  

5.6 Transport and road infrastructure 

5.6.1 Impacts on existing road network 

The projected population growth for Orange will place increasing pressure on the urban road 

network. Residential intensification particularly with infill development and greenfield sites will 

require integration between land uses and the provision of transport infrastructure. 

The growth in housing will require residents to travel to employment and services which 

consequently increases road congestion and carparking. The Orange Strategic Transport 

Model (OSTM) was developed in 2018 to develop a calibrated and validated four-stage 

strategic transport model for 2018 and forecast to 2028 traffic conditions, with capacity to 

develop a 2038 horizon. The model identified that most areas of Orange have acceptable 

Peak Hour Level of Service (LOS) (network speeds) predicted through to the 2028 horizon, 

with additional available capacity in the network. Areas where unacceptable LOS was 

identified have been flagged for consideration for future works and are currently under 

investigation by Council.  

In the implementation and delivery phase of the Housing Strategy the OSTM should be 

recalibrated through to the 2038 horizon and beyond, with the future residential growth 

adjusted to the sites and anticipated lot yields identified. The updated model can then be used 

to identify sites and corridors where infrastructure upgrades will be required to mitigate 

impacts. These sites can be then be incorporated into Development Contribution Plans for 

each site with identified local and Orange wide traffic facilities required as part of the growth.   

5.6.2 Shift in transport modes 

Through the 2015 Active Travel Strategy, the Orange City Bicycle Plan and the OC Future City 

project, Orange has a clear vision for increasing active travel and public transport use. The 

infill development and special project precincts (Table 7-4) allow for increasing the density of 

future development within the CBD, decreasing car dependence. 

Outside of the CBD area, the identified development sites should consider infrastructure 

provision for alternative transport modes, with the aim to provide commuters with easy, 

reliable and safe access to places of employment, services and recreation. Public transport, 

bicycle and walking infrastructure should be provided before an area undergoes 

intensification, or such development is designed to enable the provision of such infrastructure 

so that occupants can set travel practices before car use becomes a regular habit. 

Development of medium density housing should prioritise sustainable transport options over 

private cars. These options need to be convenient and allow for travel to a range of locations. 

Increasing housing density in areas with established public transport infrastructure may 

require greater frequency of services over a longer duration, during both peak and off-peak 

periods. It is also important to connect local cycling and walking infrastructure to the broader 

transport network. 
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5.7 Water sensitive urban design 

It is envisaged that Water Sensitive Urban Design (WSUD) components of the stormwater 

network would be established with primary, secondary and tertiary treatments. Controls on an 

individual lot level should be considered in the development of relevant DCPs. The feasibility 

for reuse of stormwater on a localised level should also be considered for each of the 

identified sites during a more detailed planning phase.  

WSUD measures need to be balanced against the need for stormwater harvesting schemes to 

be able to contribute meaningfully to urban water supplies. In this context WSUD measures 

focussed on water quality should be prioritised and WSUD runoff quantity management should 

seek to support viable harvesting as the priority goal. 

5.8 General urban design 

There are also areas which possess significant cultural, environmental and landscape values. 

Where these areas are zoned for residential development, they will require careful 

management and protection from intensive and inappropriate development. New release 

areas should be accompanied by site specific masterplans and development controls at the 

rezoning stage. Similar masterplans and development controls can be considered for areas of 

significant infill or redevelopment areas. 
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6. Drivers of housing demand  

A range of drivers are influencing demand and supply of housing in Orange and will continue 

to determine housing development trends. 

6.1 Changing demographics  

Ageing populations and shifting labour markets are placing pressure on the housing sector. As 

a result, diverse dwelling forms and sufficient affordable housing options are required across 

all tenures including home-ownership, private rentals, social housing and crisis 

accommodation, to accommodate people for short or longer periods at different points in their 

lives.  

The proportion of family households has been declining with the average household size 

decreasing due fewer children, increase in lone person living arrangement and an aging 

population. New housing is required to be designed to allow people to age in place. 

Demographic projections will continue to increase, with lone person households expected to 

increase at a much faster rate than family and group households. 

6.2 Urban growth 

The sharp increase in house prices reflects that the supply of housing has been unable to 

keep pace with strong demand. Housing affordability cannot be adequately addressed without 

increasing the supply of housing. There is currently inadequate land supply and land released 

for new housing development. This in turn has driven up housing prices. Future land release 

relies on adequate infrastructure to service the development that is not cost prohibitive. 

6.3 Migration  

A trend that started before 2020 is the migration from larger metropolitan localities into 

regional areas in NSW. The concept of working remotely has enabled people to work 

anywhere they want, providing they have internet access. People living in densely populated 

cities escape crowded places, small houses and apartments in exchange for more affordable 

living environments in an open urban setting.  

Not only are people happy to migrate to regional areas including Orange, they are also 

interested in moving into single family homes that provide more space. People are wanting 

amenities they couldn’t afford in large metropolitan areas, like a private outdoor space and 

distance between neighbours. Orange’s close proximity to Sydney has seen residents move 

from the wider metropolitan centre to the area.  

6.4 Increase in housing investment  

Average household incomes and wealth have increased over the past decade. This has 

escalated investment in housing and improving housing quality, including investment property.  

Low interest rates have increased housing affordability, however it also has the ability to drive 

home prices up as more people are chasing the same housing product. Low interest rates also 

increase cash flow for real estate investors. As result, more investors will purchase homes to 

place on the rental market. This further decreases stock, subsequently driving prices up as 

supply diminishes while demand flourishes.  

The overall health of the economy has seen increasing investment in the housing market and 

consumer confidence in regional areas. Government incentives and policies have impacted on 

prices and demand including deductions, subsidies and credits. 
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6.5 Rental costs 

Prices for housing will increase if there is a potential shortage in the housing market, which 

may suggest there is a delay or lag in supply of land and dwellings. Rent for a property reflects 

the cost of consuming a housing product. If housing supply is lagging behind demand for 

housing, there is an expectation that rents may rise. People looking for rental properties in 

Orange are facing intense competition in a tight market where tenants are offering above the 

asking price to secure a home.  

6.6 Social impacts  

The lack of affordable and accessible housing is a serious problem for many people with 

demand exceeding supply. As housing prices increase, lower income earners are put at risk of 

being able to afford housing, which leads to housing stress and homelessness. A rise in 

homelessness consequently drives the demand for social housing. 

Community housing providers and social services within the Orange LGA aim to assist those 

who are socially disadvantaged to source housing alternatives including a range of affordable 

housing.  

6.7 Quality of living  

A key driver of demand in Orange remains not only the attractiveness of its lifestyle and 

proximity to Sydney, but also local connections to the natural environment and surrounding 

landscapes. Orange offers a range of high quality services and amenities including health care 

and education to support a rural lifestyle in a city setting and a range of employment 

opportunities. 

6.8 Role of Short Term Rental Accommodation (STRA) 

The emergence of short term rental accommodation (STRA) in recent years has impacted on 

both the for sale and long term rental markets. While STRA makes a valuable contribution to 

tourism and improves access for rural and itinerant workers, the impacts upon affordability and 

potential for anti-social impacts between short and long-term residents (such as noise 

generation) needs to be appropriately managed. From 1 November 2021 new State 

government rules for STRA come into effect. Guests, hosts and website platforms will be 

required to adhere to a code of practice and office of fair trading will be required to maintain 

applicable registers. While this may address the management of social impacts from STRA it 

does not address the impact on overall housing supply. Accordingly the strategy has identified 

somewhat more supply than the population projections would normally indicate.  

The growth of STRA is driven by demand and profit yield. It is anticipated that in the next five 

years this sector of the market will mature and reach an equilibrium point. It is likely that with 

increasing STRA supply guests will gravitate towards higher standards and competition may 

force some properties to return to the long-term accommodation markets. Future reviews of 

the strategy should examine the extent of STRA that develops with the aim to factor in a 

reasonable STRA supply into the overall picture. 
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7. Housing priorities  

Council’s five housing priorities and supporting objectives reflect the aims and actions of the 

Central West and Orana Regional Plan and our local strategies and plans. The housing 

priorities are also reflected in the LSPS and community consultation undertaken during the 

community and stakeholder engagement.  

The Housing Strategy priorities are projected for the next 20 years and seeks to align the 

provision of housing with the needs and characteristics of the Orange community. To achieve 

this the following priorities have been identified. 

Housing Strategy Priorities 

No. Priority  Alignment with Housing 2041 
- NSW Housing Strategy 

1 Coordinate services and community 
infrastructure to facilitate housing growth in 
appropriate locations 

Ensure new housing development can be efficiently 
and effectively serviced by infrastructure suitable to 
the location and is unconstrained. 

Supply - To deliver housing 

supply in the right locations 

at the right time 

2 Increase housing supply diversity and choice to 
meet populations needs 

Ensure a wide range of housing can be provided to 
meet the social and economic needs of the 
changing demographics of the City.  

Diversity - To provide 
housing that is diverse and 
meets varied and changing 
needs 

3 Facilitate infill opportunities for housing near 
jobs and service 

Identify suitable areas for increased densities which 
are strategically located close to or well connected 
to existing and future services such as commercial 
and employment centres and transport to make 
more effective use of existing community 
infrastructure and facilities. 

Supply - To deliver housing 
supply in the right locations 
at the right time 

4 Support the supply of affordable housing  

Encourage the development of affordable housing 
including affordable rental housing to meet the 
needs of medium and low income earners and 
those affected by housing stress. 

Affordability - To provide 
housing that is affordable 
and secure 

5 Facilitate and guide housing design, creativity 
and innovation 

Encourage development to facilitate and guide 
housing design and innovation to enhance resident 
character and amenity.  

Diversity - To provide 
housing that is diverse and 
meets varied and changing 
needs 

6 Ensure water security for the future 

Manage drought response, uncertainty and impacts 
of climate change, and implement long-term 
planning to ensure cities and villages maintain water 
security. 

Resilience - To deliver 
enduring and resilient 
housing 

7 Protect the local environment and scenic 
landscapes 

Encourage residential development which protects 
scenic amenity and ensures that growth in the City 
occurs in a sustainable way. 

Resilience - To deliver 
enduring and resilient 
housing 
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7.1 Coordinate services and infrastructure to facilitate housing 

growth in appropriate locations  

A key objective of this Strategy is to ensure anticipated strong housing growth is supported by 

the delivery of adequate infrastructure in a staged approach. The development of lands for 

additional housing will need to ensure that sufficient and adequate infrastructure is in place to 

service those residential communities. Infrastructure requirements include water, sewer, 

stormwater, roads, open space, power, telecommunications and gas supply. New areas 

identified for additional housing supply must be supported by this key infrastructure.  

Housing demand can impact upon the delivery of infrastructure and is influenced by a number 

of factors including: 

 Housing needs that change more quickly than housing supply can respond 

 Economic stimulus triggering new housing demand 

 The high cost of housing and reaction from the community 

The population of the Orange LGA is approximately 42,503 (ABS Regional Population 2019-

20) and is anticipated to grow to 52,000 by 2041. This is an increase of 9,497 people and 

given a reduction in household size to 2.27 people per dwelling an additional 4,183 dwellings 

will be required.  

This demand can be met within the existing Shiralee greenfield site, inner city infill 

development and proposed development identified on the outskirts of the city. The Orange 

Local Environmental Plan 2011 and development controls will direct the growth of the city over 

the next 20 years.  

To manage this growth an integrated planning approach will be required by Council. 

Developing a City for future growth is reliant on the coordination of public and private 

infrastructure and ensuring this can be achieved is a cost efficient manner.  

Planning for the City’s growth has been challenged by a range of constraints including: 

 Productive agricultural lands 

 Terrestrial biodiversity 

 Groundwater vulnerability 

 Drinking water catchment 

 Flooding  

 Bushfire risk 

 Naturally occurring asbestos 

 Acid sulphate soils 

 Existing settlement patterns  

Planning for future residential development has been undertaken to either avoid or manage 

these constraints in appropriate locations where infrastructure can be efficiently and effectively 

established. 

The Orange LEP makes provision for essential service where development consent will not be 

granted until adequate arrangements have been made to ensure the availability of the supply 

of water, electricity, disposal and management of sewage, storm water drainage or on-site 

conservation, and suitable road access. 
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Objectives 

 Support the appropriate release of land for housing development opportunities to meet 

demand 

 Release an appropriate mix of greenfield land for housing to support greenfield 

development infill housing across the City 

 Ensure provision of infrastructure is delivered in a timely and efficient way to keep pace 

with residential development 

 Ensure local infrastructure for residential areas is responsive to emerging issues for 

climate change, resource depletion, drought and other environmental factors 

Actions 

 Ensure greenfield master plans include a combination of medium density and standard 

residential housing to align with the anticipated mix of household composition 

 Review existing and prepare new Development Contribution Plans to ensure future 

infrastructure is costed and charged to support greenfield development 

 Identify priority release areas initially and review further release areas as dwelling 

approvals take up the available supply, with the aim of maintaining a 15 year supply of 

zoned land, with masterplans and development control plans in place for 8 – 10 years 

worth of that supply. 

 Align infrastructure delivery and review the need for future growth areas as required to 

meet the 20 years housing development vision 

 Monitor Council’s Urban Development Programs so that periodic reviews of this strategy 

can ensure both greenfield and infill development opportunities cater to the shift in 

changing needs and respond accordingly 

 Ensure Council can provide the community infrastructure support needed for planned 

growth 

 Staging of new greenfield developments should be flexible, dependent on demand, to 

enable areas to be brought forward where the developer is willing to meet the costs of 

early provision of infrastructure and services. 

 Land use conflicts between residential development and agricultural lands are identified, 

avoided and/or managed. 

 Development of lands within the water catchment area are reserved for as long as 

practicable and only developed with stringent controls to preserve water quality. 

 Reduction of conflict between residential development and rural zoned lands to ensure 

continued primary production 

 Consistent and streamlined approach for the application of developer contributions to 

provide greater certainly for infrastructure delivery 

Indicators 

 Managed release of lands for residential lands adequately serviced with infrastructure 

and services in a staged approach 

 New infrastructure is funded through development contributions where there is a link 

clear demonstrated between the development and infrastructure provision 
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7.2 Increase housing supply and diversity to meet the 

populations needs 

Orange requires a healthy mix of housing types to meet the changing needs of the community. 

The population is expected to grow by 1.1% per year between 2016 and 2041. In that period 

the number of households will increase faster than the increase in population, by 1.2% per 

year. The size of households will decrease from an average of 2.45 people to 2.27 people in 

2041. 

In line with the rest of Australia, households are changing. This change will be due to an 

ageing population, with a gradual transition to small household size and composition. In 

addition, couples may separate and live alone, increasing demand for housing. Households 

made up of either couples with no children or lone people is expected to increase from 53% in 

2016 to 59% in 2041. The number of households with children is expected to decrease from 

41% of total households to 37%.  

The existing current housing stock is predominantly detached (76%) with attached dwellings 

(semi-detached and row or terrace house, townhouse) accounting for only 8.5% of total private 

dwellings, 3.3% were flats or apartments and the remaining housing being aged care facilities 

and manufactured housing estates. Three and four bedroom dwellings make up almost 70% of 

all private dwellings, with much smaller supplies of one and two bedroom dwellings (3% and 

15% respectively). 

Although there is demand for single freestanding dwellings which represents 86% of the 

housing stock, it has become apparent that there is an increasing demand for the delivery of 

smaller dwellings which are better suited to smaller household types. Changing demographics 

indicate a greater need for housing diversity. 

Planning for housing diversity would have effects that influence housing affordability. Council 

has been working with the housing industry and providers to better understand the barriers to 

residential development in and supply and demand of alternative housing types. 

The challenge is to support social and cultural diversity through increasing housing diversity 

and choice. This includes retaining and attracting residents on high and lower incomes, key 

workers, transient employees, those who identify as Aboriginal or Torres Strait Islander, 

families with children, people with disability, older residents, long-term renters, students, 

people living alone, shared households and more. 

The following is a summary of the different types of housing that are permissible in Orange 

LGA. For the complete definition of land use terms, refer to the Orange LEP 2011 or relevant 

State policy.  

Housing Type Definition 

Attached dwelling 

(Single dwelling) 

A building containing three or more dwellings that are attached to 
another by a common wall, on their own lot of land, and not located 
above any part of another dwelling.  

Boarding house A building providing lodgings for 3 months or more that may have 
shared facilities such as a communal living room, bathroom, kitchen or 
laundry. 

Dual occupancy Two dwellings on one lot of land that may be attached to each other or 
detached. 

Dwelling house Abuilding containing only one dwelling. 

Group home A dwelling occupied as a single household providing accommodation 
for people with a disability, with social disadvantage, for drug or alcohol 
rehabilitation purposes, a half-way house or refuge. 



 

Orange City Council - Orange Housing Strategy, | 52 

Housing Type Definition 

Hostel Premises generally staffed by social workers or support providers, at 
which accommodation is provided, and cooking, dining, laundering, 
cleaning and other facilities are provided on a shared basis. 

Manor house A residential flat building containing 3 or 4 dwellings, where each 
dwelling is attached to another by a common wall or floor, at least 1 
dwelling is partially or wholly located above another, and the building 
contains no more than 2 storeys (excluding any basement). 

Multi dwelling 
housing 

Three or more dwellings whether attached or detached on one lot of 
land, each with access at ground level (but does not include a 
residential flat building).  

Residential flat 
building 

A building containing three or 
more dwellings, but does not 
include an attached dwelling or 
multi dwelling housing.  

A building containing three or 
more dwellings, but does not 
include an attached dwelling or 
multi dwelling housing.  

Secondary 
dwelling 

A small, self-contained dwelling established in conjunction with another 
dwelling, on the same lot of land (i.e. a granny flat). Restrictions in size 
apply. 

Semi-detached 
dwelling 

A dwelling on its own lot of land and attached to only one other 
dwelling.  

Seniors housing A building or place used to accommodate seniors or people who have 
a disability.  

Shop top housing One or more dwellings located above ground floor retail premises or 
business premises. 

(Note – a dwelling is a room or suite of rooms occupied or used or so constructed or adapted 

as to be capable of being occupied or used as a separate domicile.) 

Housing typology definitions and examples 

The range of housing typologies listed above are described in further detail below. 

Single Dwellings 

Single dwellings 

A detached building containing only one 
dwelling on a large lot.  

Includes: 

Single house on one lot 

Bungalow. 

One part of semi-detached home 

Cottage. 

 

 

Secondary dwellings 

A small dwelling that occurs on the same lot 
of land as another dwelling, generally where 
the land size is over 450 sqm but the 
secondary dwelling cannot be sold 
separately. 
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Multi dwelling 

Residential flat buildings – medium density housing  

A building containing three or more 
dwellings, but does not include an attached 
dwelling or multi dwelling housing and can 
be strata titled.  

 

 

 

Terrace houses 

Three or more attached dwellings which 
have a frontage to the street.  

Certain zones allow for terrace housing. 
Suitable for lots was laneway access where 
parking can be located. 

 

 

Dual occupancy 

Two dwellings on one lot of land that are 
either attached to each other or detached, 
but does not include a secondary dwelling. 

 

 

 

Multi-dwelling houses (attached dwellings or townhouses and villas) 

Three or more dwellings on one lot of land A 
mix of dwellings to be promoted in some 
Growth Precincts, considering the high level 
of housing delivery, to provide a diversity of 
housing types and to provide a transitional 
edge to lower density housing in some cases. 
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Mixed development 

Shop top housing or mixed use development 

One or more dwellings located above ground 
floor retail premises or business premises. 
Shop-top housing or mixed use is available 
around the CBD Core, the key nodes in 
growth precincts and in some of our older 
neighbourhoods. Not much change will occur 
in our existing neighbourhoods, other than 
what is already able to be built under existing 
planning controls. 

 

 

Boarding houses 

A building that: 

a) is wholly or partly let in lodgings 

b) provides lodgers with a principal place of 
residence for 3 months or more 

c) may have shared facilities, such as a 
communal living room, bathroom, kitchen 
or laundry 

d) has rooms, some or all of which may have 
private kitchen and bathroom facilities, 
that accommodate one or more lodgers, 
but does not include backpackers’ 
accommodation, a group home, hotel or 
motel accommodation, seniors housing or 
a serviced apartment 

 

 

Seniors housing (noting this can be accommodated in a variety of dwelling typologies) 

A building or place that is: 

 a residential care facility, or 

 a hostel within the meaning of clause 12 
of State Environmental Planning Policy 
(Housing for Seniors or People with a 
Disability) 2004, or 

 a group of self-contained dwellings, or 

 a combination of any of the buildings or 
places referred to in paragraphs (a)–(c), 

 and that is, or is intended to be, used 
permanently for: 

 seniors or people who have a disability, 
or 

 people who live in the same household 
with seniors or people who have a 
disability, or 

 staff employed to assist in the 
administration of the building or place or 
in the provision of services to persons 
living in the building or place, but does 
not include a hospital. 
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Group homes 

Means a dwelling: 

a) that is occupied by persons as a single 
household with or without paid supervision 
or care and whether or not those persons 
are related or payment for board and 
lodging is required 

b) that is used to provide permanent 
household accommodation for people with 
a disability or people who are socially 
disadvantaged, but does not include 
development to which State Environmental 
Planning Policy (Housing for Seniors or 
People with a Disability) 2004 applies 

 

Objectives 

 Provide a diverse mix of housing types, sizes and price to provide choice and contribute 

toward affordability 

 Provide land and housing development opportunities to meet demand for a range of 

housing options 

 Support infill development as identified by the OC Future City - Planning Framework to 

provide housing choices 

 Amend DCP controls with respect to carparking requirements, with a view to reducing or 

removing this requirement where facilities area within a walking catchment 

 Facilitate innovative design and delivery mechanisms that support a diversity of housing 

types 

 Implement changes to planning controls and streamline the planning and development 

process to facilitate this planning objective 

 Amend planning controls within Orange LEP 2012 and DCP to ensure high quality 

design and construction that responds to local conditions and reflects community values 

 Additional housing supply is to be achieved by encouraging a concentration of medium 

density development within existing urban centres and around key public transport 

nodes 

 Improve and enhance urban form and liveability in terms of scale, form, character, open 

space, connectivity and walkability 

 Monitor housing supply in Orange to ensure that anticipated demand is met 

Actions 

 Investigate and implement amendments to the Orange LEP 2011 and DCP’s to facilitate 

more diverse housing options including encouraging: 

– Smaller dwellings 

– Secondary dwellings 

– Continuation of work on small-scale infill and compact alternative housing types  

– Identification and implementation of planning changes to facilitate greater housing 

diversity 

 Ensure Council controls are reviewed to accommodate new and emerging housing 

types and styles that support Council’s strategic goals and objectives 
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 Continual review of Council’s strategic planning policies considering the timing of 

greenfield estates compared to infill development, with the aim of supporting a variety of 

housing types and urban environments, and ensuring the release of greenfield land 

does not compromise infill development 

 Continual engagement with the building industry and housing providers regarding 

supply typology, location and cost of development of smaller dwellings 

Indicators 

 Amended planning controls for higher density and diversity in strategic locations 

 Annual reporting tracking housing typologies in the LGA, including the proportion of 

housing types against bedroom numbers (in particular the percentage of one and two-

bedroom dwellings) 

7.3 Facilitate infill opportunities for housing near jobs and 

services 

Infill development has been identified in the inner city area of Orange and in locations that 

have the potential to increase densities. These areas include underutilised sites within the 

existing residential zones and the further application of the R3 Medium Residential zones in 

appropriate locations.  

The OC FutureCity Planning & Design Framework 2020 defines how the Orange city centre 

will be developed over the coming years. It sets out the broad vision and aims of the city 

centre that will be delivered over the long term through major projects and initiatives, as well 

as providing detailed direction on minor adjustments and design details.  

Along with setting visions for Orange as a regional destination, local identity, creating 

connectivity and a place to work and study, it also aims to promote future diversity of housing 

stock and to create vibrant community environments. The objectives include attracting more 

people into the city by broadening residential typology choice and reducing car usage and 

more active transport modes. 

The R3 Medium Density Residential zone is intended for multi dwelling housing. The zone 

also allows for other compatible uses including childcare centres, neighbourhood shops and 

places of public worship. The R3 zone facilitates a more dense urban form than the R2 Low 

Density Residential zone and provides a transition between areas of single dwellings and 

residential flats. 

Appropriate locations within the current residential zones could accommodate the R3 zone 

and achieve density and diversity through the planning provisions including adjustments to 

height of buildings and floor space ratios. Development controls will also help guide this type 

of housing development. 

Areas for inner CBD infill are identified in the OC FutureCity Framework (refer Table 8-1). 

Objective 

 Prioritise the delivery of housing within infill areas that have been identified in local 

strategies within the existing urban footprint 

 Ensure adequate infrastructure is available to supply and service the increasing resident 

population in infill areas 

 Ensure contributions charged are commensurate to infill development servicing costs 
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 Provide housing supply, choice and affordability, with access to jobs, services and 

public transport 

 Actively investigate removing barriers for infill land development in the City, such as 

parking requirements particularly in those areas identified for growth 

Actions 

 Support the initiatives of the OC FutureCity Planning & Design Framework to encourage 

infill development in the inner city 

 Prepare masterplans and associated development controls for the precincts identified in 

the OC FutureCity Planning & Design Framework 

 Amend planning provisions in the Orange LEP and DCP to support infill housing density 

and diversity in appropriate locations 

 Identify mechanisms to ensure new infill development is based on good design 

principles to improve the amenity of existing residential adjoining commercial areas 

 Identify locations in existing residential areas where an R3 Medium Residential zone 

could be applied to increase  

 Consider the application of non-standard types of housing, including multi dwelling 

housing and smaller housing design 

Indicators 

 Continual liaison with the community regarding appropriate housing types and densities 

for infill development in residential areas 

 Review of the OC FutureCity Planning & Design Framework to ensure infill initiatives 

and opportunities align with housing demand and supply and cater to the shift in 

changing needs 

7.4 Encourage housing diversity and choice to address 

changing needs 

Council has a role to encourage a range of housing choices for all residents as they move 

through different life changes and their housing needs change. This Chapter seeks to address 

a range of planning mechanisms to provide guidance on a specific housing design outcomes, 

and encourage a range of dwelling types in suitable locations. 

Actions: 

 Implement planning controls to ensure that all new housing will be designed with 

adaptable or universal housing standards, thus enabling residents to age in place 

 Investigate the feasibility of higher density living around key transport hubs 

7.5 Support the supply of affordable housing 

7.5.1 Initiatives to provide affordable housing 

International and interstate experience suggests that the most successful approaches to 

affordable housing delivery are multi-faceted where a range of mechanisms are adopted that 

include subsidy programs and use of government land for affordable housing, planning 

incentives, tax exemptions, compact housing options, and mandatory requirements for 

affordable housing contributions. Such approaches require close cooperation between all 

levels of government.  
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State and Commonwealth government initiatives 

Most of the direct subsidies available for affordable housing production come from State and 

Commonwealth programs, which change periodically. The NSW Government recently 

committed to a series of reforms and initiatives under the Future Directions policy statement, 

which aim to provide up to 23,000 new and replacement social housing dwellings. A proportion 

of affordable housing dwellings will also be generated through programs including The 

Communities Plus program and Social and Affordable Housing Fund. 

Local government initiatives that require State government support 

Mandatory affordable housing contributions (also known as inclusionary zoning or inclusionary 

housing) refer to the definition of zones in the LEP in such a way there is a requirement that 

development in certain zones must make an affordable housing contribution either in kind or 

by way of a cash contribution. The requirement is enforced through a condition of consent. 

The impact of this mechanism is to reduce the value of development land somewhat: it may be 

seen as a means of obtaining some public benefit from the windfall to landowners when land 

is rezoned to a higher use. Consequently, the mechanism must normally be introduced at the 

time of rezoning. To date the use of this approach has been strictly limited by the NSW 

Government, and is only available in locations identified under SEPP70. 

Other possible local government initiatives 

Other options that Council may consider but should preferably be viewed as secondary to a 

more robust approach like mandatory affordable housing contributions include. 

 Contribution of Council owned land.  

 Density bonuses (in effect, the sale of additional development rights) offer developers 

additional development capacity in exchange for providing an affordable housing 

contribution. This mechanism could be considered in a high value location like Orange 

CBD, so long as planning controls are based on pre-determined standards – it is 

unlikely to be compatible with performance based systems. It requires controls (such as 

density/height limits) to be set at a conservative level so that the additional rights do not 

result in adverse environmental impacts. To be financially attractive to the developer, 

only a small sum can be levied per additional permitted unit. 

 Reduction in minimum standards (for example, reduced parking requirements, reduced 

landscaping requirements) works in the same way as the previous example, except in 

this case the incentive is a reduced requirement. Concessions on minimum parking 

provision may not be taken up where a developer considers that providing adequate 

parking spaces is necessary for sales purposes. 

 Affordable housing as an additional permitted use (for example, in retail or office 

developments). 

 Section 7.11 and 7.12 of EP&A Act rebates/reductions in return for affordable housing 

contributions have been suggested as a possible mechanism. However, under this 

arrangement less funding is available to meet the increased need for public amenity and 

services resulting from the development. In effect, the community would trade off 

between amenity/services and affordable housing, which is not ideal. 

 Voluntary planning agreements. Developers are sometimes willing to negotiate 

provision of an affordable housing contribution as part of a set of community benefits, 

although the likely contribution will normally be small compared to mandatory 

mechanisms. These agreements are often ad hoc arrangements, which are dependent 

on negotiation with developers. 
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 Support for a community housing provider wishing to develop affordable housing should 

be considered. Flexibility and speed of approvals may be important for a community 

housing provider, especially as subsidy schemes sometimes offer access to a pool of 

funds for projects that are “ready to go”.  

7.5.2 Planning mechanisms 

State Environmental Planning Policy No.70 Affordable Housing (Revised Schemes) 

2002 

Section 7.32 of the EP&A Act already makes provision for mandatory affordable housing 

contributions but this provision is only available in locations listed in SEPP 70.  

The Affordable Housing principles in Schedule 2 of SEPP 70 state that affordable housing 

must be delivered and managed in such a way that it helps to create a mixed and balanced 

community, with improved social diversity. It must provide dwellings for a mix of very low, low 

and moderate income households. The SEPP also says that housing provided under these 

provisions must be rented to appropriately qualified tenants at an appropriate rate of gross 

household income. 

To activate SEPP 70, Councils must prepare two documents: 

 An LEP setting out the contribution requirements and when they will apply 

 A program or scheme describing how the contributions will be received and managed 

Figure 7-1 below illustrates the relationship between the EP&A Act, SEPP70 and LEPs. 

Local Environmental Plan provisions 

The introduction of a mandatory requirement to provide affordable housing must normally 

occur as part of the rezoning of land. This is because it taps into the increased land value that 

arises from the rezoning. Retrospective introduction of such a requirement into existing zoning 

in the area is likely to result in strong opposition and may not prove achievable. 

Affordable housing contributions can be delivered in three ways: 

a) Contribution of dwellings. The simplest option is the delivery of completed units free of 

cost by the developer to Council. 

b) Contribution of land. In some cases, a land contribution to the equivalent value could be 

acceptable to Council. This could be used by a CHP to develop its own affordable 

housing. SEPP 70 requires the transfer of the land or dwellings to the consent authority. 

c) Cash contributions. In lieu cash contributions may be appropriate where completed 

dwellings are not a feasible option (for example, where fractions of dwellings would be 

required) or where the housing manager doe s not wish to hold rental units (for 

example, in premium developments with high strata and other operating costs). 

Contributions should be paid into a special purpose fund held by Council. 

The affordable housing contribution delivery methods have different implications for the level 

of flexibility offered to developers and the options for governance and management. 
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Figure 7-1 Relationship between SEPP 70, the EP&A Act and LEPs 

Source: (NSW DPE, 2019) 

State Environmental Planning Policy (Affordable Rental Housing) 2009 

Council has the option of preparing an affordable housing contribution scheme under the State 

Environmental Planning Policy (Affordable Rental Housing) 2009 (ARHSEPP) and amend 

Orange LEP 2011 to reference the scheme. Affordable housing contribution schemes are 

Council-led documents which set out how, where, and at what rate development contributions 

can be collected by councils for affordable housing. 

They give local communities greater clarity about the affordable rental housing planned for 

their local area. The contribution scheme also provides developers certainty and transparency 

on how affordable rental housing contributions will be determined, and the contribution rate 

that will be applied in a condition of consent. 

The housing contributions scheme requires Council to: 

 Investigate the affordable housing need in their LGAs 

 Identify the areas to which an affordable housing contribution scheme will apply 

 Determine a viable affordable housing contribution rate 

 Prepare affordable housing contribution schemes 

 Amend their LEPs through the planning proposal process to reference their affordable 

housing contribution schemes 

Councils may then apply consent conditions that require contributions for affordable housing. 
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Council recognises there a need to greater affordable housing including rentals. The SEPP 

applies to development for the purposes of a range of affordable housing types including: 

 Infill development  

 Secondary dwellings 

 Boarding houses 

 Supportive accommodation 

 Residential flat buildings – social housing providers, public authorities and joint ventures 

 Group homes 

The ARHSEPP covers a range of housing typologies where council or an accredited certifier 

can issue approval for a housing such as secondary dwellings as complying development if it 

meets specific criteria. The development standards for secondary dwellings as complying 

development are in Schedule 1 of the ARHSEP. Most other forms of development under the 

ARHSEPP needs approval from Council. Future development for affordable housing under the 

SEPP should be encouraged to meet demand.  

The State Environmental Planning Policy (State and Regional Development) 2011 has 

applicability in the context of affordable housing as it makes affordable housing projects with a 

capital investment value of greater than $5 million regionally significant development, for which 

the consent authority is the applicable regional panel. 

Accessibility 

Both SEPP 70 and ARHSEPP supports infill affordable rental housing in existing residential 

areas that are accessible by public transport. Affordable housing in growth areas requires 

access to services and facilities. Infill affordable housing provides for opportunities to support 

housing demand and supply in established areas close to jobs and services.  

It is important that higher density developments provide options for alternative modes of 

transport to cars. Alternatives such as public transport, cycling and walking both alleviate road 

congestion and improve health outcomes. 

Infrastructure for alternative transport modes should aim to provide commuters with easy, 

reliable and safe access to places of employment, services and recreation. Public transport, 

bicycle and walking infrastructure is best provided before an area undergoes densification so 

that occupants can set travel practices before car use becomes habitual. 

Development of affordable housing should prioritise sustainable transport options over private 

cars. These options need to be convenient and allow for travel to a range of locations. 

Increasing housing density in areas with established public transport infrastructure may 

require greater frequency of services over a longer duration, during both peak and off-peak 

periods. It is also important to connect local cycling wand walking infrastructure to the broader 

transport network. 

Council has obligations to facilitate an efficient housing market that responds to local demand, 

and aims to provide housing to meet a full range of housing needs, including affordable 

housing. This can be done by establishing mechanisms for affordable housing contributions 

through the planning system and/or via partnership arrangements between developers, local 

providers and community-based groups. 

Proposed new SEPP for diverse and affordable housing 

The DPIE are proposing a new Housing SEPP which aims to facilitate the delivery of diverse 

housing that meets the needs of the State’s growing population and support the development 
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of a build-to-rent sector. It would aim to consolidate three current housing SEPPs and update 

certain planning provisions in response to community and council concerns in relation to 

boarding houses and seniors housing development. 

Three new diverse housing types are proposed to be introduced. They include:  

 build-to-rent housing; 

 student housing; and  

 co-living 

These typologies will provide more housing options for the local communities including Orange 

and work toward increasing residential development and assist the with the economic 

recovery of NSW following the COVID-19 pandemic. The proposed Housing SEPP will 

address housing diversity and affordability, in line with the proposed NSW Housing Strategy. 

Objectives  

 Champion affordable housing initiatives through local policy changes 

 Establish mechanisms for affordable housing contributions through the planning system 

 Investigate ways of supporting affordable housing opportunities via collaboration and 

partnership arrangements between developers, State government, local community 

housing providers (CHPs), Local Aboriginal Land Councils and community based 

groups  

 Collaborate with CHPs in the provision of affordable and social housing 

 Ensure Council processes support streamlined approval for housing, particularly special 

needs housing 

 Low-cost dwellings are provided for low income households as well as specific 

accommodation options for at-risk groups 

 Opportunities to increase public/social housing stock through redevelopment to deliver 

smaller, newer and more appropriate dwelling types for people requiring this type of 

housing 

Actions 

 Prepare and endorse affordable housing policy for development contributions via 

voluntary planning agreements by applying SEPP 70 to greenfield areas prior to any 

new rezonings. 

 Encourage small and low cost homes by reducing contribution fees for secondary 

dwellings. Potentially linked to homes being within walking distance of facilities and 

services. 

 Collaborate with CHPs to initiate and facilitate the supply of affordable and social 

housing and investigating underutilised areas suitable for housing development. 

 Work with Aboriginal Land Councils to ensure housing needs of the Aboriginal 

community are met. 

 Collaborate and/or partner with State Government to ensure sufficient supply of social 

and affordable housing. 

 Collaborate with key stakeholders on options to respond to the cost of housing. 

 Support the retention of existing social housing to ensure social mix and diversity. 
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Indicators 

 Consistent liaison with CHPs and State Government to monitor and advocate for future 

housing stock and monitor and investigate any gaps and opportunities in the market 

 Targets for affordable and social housing with the aim of at least retaining any housing 

stock and report on this annually 

 Greater support for those in housing stress and reduce homelessness 

7.6 Facilitate and guide housing design, creativity and 

innovation 

New housing in Orange will include both infill, development on the outskirts of the city and 

greenfield development. It is important that any new development respects the character and 

residential amenity.  

The key elements of Orange’s built character include: 

Scale – The scale of development within the city is one and two storey buildings with single 

storey buildings located on larger lot within the rural landscape. 

Design – Oranges’ residential neighbourhoods comprise a mix of heritage buildings and 

modern architecture. Building form and architectural style contributes to a streetscape’s 

identity and amenity and the community’s perception of the place, and ensures resident 

amenity through consideration of privacy, solar access and the like. Important elements are 

height, bulk, roof form, finishes and overall street presentation. 

Energy efficiency – Promote design and innovation with energy efficient buildings including 

water harvesting and solar design for heating and cooling.  

Views – Orange has significant scenic value ranging from the entry into the city and views of 

the rolling rural landscape and Mount Canobolas Scenic values can be protected through land 

use planning including zonings lands development controls. New development should be 

designed to minimise view loss adjacent properties and the wider landscape while still 

providing opportunities for views from the development itself. 

Heritage – Orange’s heritage includes houses, flats, shops, divided roads, parks and 

Aboriginal and non-Aboriginal archaeological sites, as well as heritage conservation areas. 

These link us to our past and define Oranges’ identity. 

Trees – A key feature of Orange’s neighbourhoods is the dominance of established trees 

throughout the local built form. Retaining urban bushland, tree canopy and the leafy character 

of is important not only as a key physical feature of Orange but also to promote biodiversity 

and habitat, and reduce climatic effects. 

Council has developed a suite of planning controls to respond to the key elements of Orange’s 

character. The controls within Orange LEP 2011 and DCPs are considered by Council in the 

assessment of development applications for proposed residential development.  

Objectives 

 Provide well-designed infill housing in accordance with the initiative describes in the 

Orange Future City – Planning and Design Framework 

 Provide guidance on potential design solutions to meet the types of housing missing 

from the housing market and community housing preferences 

 Encourage well designed, accessible and environmentally sustainable housing including 

energy water efficiencies 
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Actions 

 Amend planning controls within Orange LEP 2012 and DCPs to enable relevant site 

specific changes to support high quality design solutions 

 Promote building projects that showcase innovative, inclusive, diverse housing design 

and options through different mechanisms 

 Consider different occupancy and ownership models including community title models 

for cooperative housing developments 

 Review controls and processes to ensure they enable a variety of occupancy and 

ownership housing models 

 Provide a suite of design solutions to encourage well designed, accessible and 

environmentally sustainable housing 

 Respond and advocate for new and emerging housing types that meet changing 

household needs 

 Work with the housing industry, academic institutions and other councils and community 

to keep informed of new innovative designs and ensure that Council’s controls keep up 

to date with these changes 

 Work with the housing industry to recognise any significant barriers to the housing types 

the City needs and work to or advocate for change to remove those barriers 

Indicators 

 Evidence of a broader range of housing types monitored annually 

7.7 Ensure water security for the future 

The future water security for Orange is paramount to economic growth for the City and as a 

result have an impact on future population and housing projections.  

Integrated water systems often rely less on limited natural water sources, produce less 

pollutant loads to the environment, have strong pricing signals and demand management 

measures. They encourage water conservation and efficient water use, enable the 

implementation of cost-effective recycling of treated effluent and urban stormwater use options 

and satisfy the water-sensitive urban design and ‘liveable cities and towns’ objectives. 

The Orange IWCM Strategy addresses the complex linkages between elements of the urban 

water cycle (water supply, sewage and stormwater) and community expectations. This is done 

within the urban area and between its water related physical and legislative operating 

environment. This multi-level approach enables cost-effective integration of these urban water 

systems in consultation with the local community. 

Water-sensitive urban design including land use planning and engineering design approaches 

need to integrate the urban water cycle, including stormwater, groundwater and wastewater 

management and water supply, into urban design to minimise environmental degradation and 

improve aesthetic and recreational appeal. 

The water drinking catchment within the Orange LGA is protected by the provisions of the 

Orange LEP 2011. The future growth of the city is constrained to the south by the drinking 

water catchment, although serviced residential development can be delivered without 

impacting on water quality if appropriate mitigation measures are in place. 

The enactment of the Water Supply (Critical Needs) Act 2019 in November 2019 specifically 

names the Orange LGA as critically drought affected and provides measures for ensuring the 
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delivery of improved water security. It is important that Council provide a framework that keeps 

water security front and centre in ongoing priorities.  

Further expansion of the city to the south and south west should be limited or avoided. Water 

security is of key importance and should be sustainable to accommodate population and 

housing growth in appropriate locations. 

Objectives 

 Ensure future housing development implements directions and actions from the 

following strategies to support future water security: 

– Integrated Water Cycle Management Study (IWCM) 

– Regional Town Water Strategies 

– Regional Water Strategies  

– State Water Strategy  

 Support the objectives of the Orange IWCM Strategy to ensure the integration of new 

residential development is serviced and supports water sustainability initiatives 

 Ensure compliance with all water management plans applicable to the LGA 

 Ensure the integrity of the drinking water catchment is protected 

Actions 

 Apply the initiatives of the Orange IWCM Strategy that apply to surface water, 

stormwater, rainwater tanks and groundwater to sustain required water yields 

 Apply appropriate planning provisions to lands impacted by the drinking water 

catchment to reduce the impacts of future residential development 

 Ensure that best practice Water Sensitive Urban Design measure are encouraged and 

incorporated into new residential development to be supported by development controls 

 Continue to meet the community’s urban water service needs 

 Continue to educate the community on local water security and consumption 

Indicators 

 Limit residential development in the drinking water catchment 

 Consistent approach to the management of the drinking water catchment 

 Meet all Department of Industries performance monitoring requirements 

7.8 Protect the local environment and scenic landscape 

The LGA’s scenic, attractive and diverse rural landscapes are highly valued by the community 

and support the local economy including agriculture, horticulture and wine industry and mining. 

In recent times, the landscape character and amenity, views and topography and importantly 

proximity to Orange City has increased demand for rural lifestyle development.  

Fragmentation of land to create the opportunity for rural living or lifestyle lots is more 

becoming more of a threat the closer the land is to a settlement. Of particular concern is the 

area around Mt Canobolas. The natural features, and proximity of Orange City has continued 

to put pressure on the resources of Mt Canobolas for rural lifestyle development taking 

advantage of the rural character and views.  
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Important agricultural lands are a predominate resource and need to be considered when 

planning for future housing needs. Primary production including both extensive and intensive 

agriculture requires protection to support the diverse rural regional economy. 

The encroachment of residential development onto productive agricultural land can lead to 

land use conflict and should be avoided. The rural lands are highly fragmented providing 

sufficient opportunities for rural lifestyle development under current planning controls. 

Designated rural residential zones are the preferred mechanism for diversity of housing in 

fringe areas close to services and facilities. 

Protection of the unique environmental character of Orange can be better preserved by 

forward planning and appropriate provisions to limit visual impacts and preserve and manage 

scenic amenity.  

Objectives 

 Identify a range of land use planning controls to manage the Mt Canobolas landscape  

 Preserve the scenic amenity and landscapes of Mt Canobolas by managing rural 

lifestyle living development by investigating options to better manage competing land 

uses 

 Manage incompatible land use activities on the urban fringe of urban areas 

 Promote and protect sustainable agriculture 

 Reduce long term fragmentation of agricultural land 

 Future development should consider the impact on the local ecology and work toward 

positive biodiversity outcomes 

 Ensure High environmental value land is protected from development 

Actions 

 Inclusion of local provisions in the LEP and DCP’s that provide additional considerations 

to address the landscape character and amenity 

 Prepare a scenic protection map and associated clause for inclusion in the Orange LEP 

to protect scenic amenity 

 Consider limiting further subdivision for any purpose other than boundary adjustments 

and to support agricultural practices 

 Consider the implementation of buffers; natural and built in DCPs to protect productive 

agricultural land from the impact of residential development in urban and rural zones 

 Minimise and mange residential development on lands that are classified as local 

agricultural important lands, or on high value environmental lands and biodiversity and 

corridors 

 Restrict residential development on the Towac Soil Landscape 

Indicators 

 Continual evaluation of the Orange City urban fringe to ensure important agricultural 

land and environmental values are protected 

 Reduction in land use conflict defined by less community comment and complaints 

associated with inappropriate land uses 
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8. Housing opportunities  

The LSPS provides the City’s long-term vision for how the local area will grow and change 

over the next 20 years. It recognises the importance of increasing housing supply in a 

sustainable way and in the locations. Matching demand and supply requires an understanding 

of the projected needs of a community and the suitability of land for housing provision.  

There are a range of opportunities to enable Orange to meet the demand for dwellings within 

the LGA. These opportunities are spread across a variety of localities and scenarios, and can 

be divided into infill and greenfield development. The sites identified for future housing 

development provide undeveloped residential land for Council to develop over the short, 

medium and long term depending on housing demand and market trends.  

To ensure a consistent release of land to meet market demand, Council has established a 

‘undeveloped residential land’ account for housing provision.  

These lands are either already zoned for residential development (existing undeveloped 

residential land) or have been identified as areas for future housing (future residential land) 

and includes a short, medium and long term pipeline of land to be developed.  

8.1 Existing undeveloped residential land 

The existing undeveloped residential land consists of parcels of undeveloped land which has 

been appropriately rezoned and is available for immediate development of housing. This 

allows for a steady and predictable supply of housing which meets present demand and is 

consistently fed into the market. 

8.1.1 Urban land release areas 

Urban Release Areas (URA) clauses and mapping of the Orange LEP 2011 provide guidance 

and direction on the planning and sequencing of development in areas identified to 

accommodate future urban growth. This includes locations which are yet to be developed but 

zoned for urban purposes. The Urban Release Areas clauses allow for the orderly and 

effective provision of infrastructure and development in each location. 

The URA clauses promote the use of master planning, to provide an integrated and 

coordinated approach to their planning, management and sequencing of future development. 

Master planning will also provide greater certainty to Council, the landowner and the 

community in relation to development outcomes, layouts and likely costs. 

The URA’s identified in Orange LEP 2011 include: 

 Rosedale Gardens 

 Leeds Parade 

 DPIE lands 

 Phillip Street 

8.1.2 Areas identified for infill development  

Infill development is used to re-purpose under utilised parcels of land within existing urban 

areas that are already developed. Successful infill development is characterised by higher 

residential densities and supported by transport services, services and amenities. Attention to 

the design of infill development is essential to ensure that new development is consistent with 

the existing residential context.  
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Infill development can occur at a range of scales including: 

 New construction on vacant lots 

 Rezoning lands for new uses  

 Modifying existing structures 

Infill development should: 

 Be well integrated into the surrounding area to enhance active living options with 

connections to pedestrian, cycling and public transport networks 

 Where relevant, provide upgraded or improved supporting infrastructure 

 Depending on the scale of the project, revitalise or create new access and shared 

zones and public areas 

 Provide a range of housing options for all members of the community 

Infill development consists of areas of land currently zoned for residential use and are vacant 

sites or require the demolition of structures and redevelopment of the existing site. Infill 

development aims to increase densities within and around the Orange CBD in close proximity 

to employment hubs, key public transport nodes and where there is good access to essential 

community and social infrastructure (e.g. schools, parks, hospital/health and other community 

facilities). 

Infill development has the potential to occur within the Orange urban area in a range of 

locations throughout the city. There are a number of sites that have been identified as 

‘Renewal Projects’ under the OCC FutureCity Planning and Design Framework 2020. 

The areas identified for infill development in this Housing Strategy are identified in Table 8-1.  

Table 8-1 Areas identified for infill development 

Location  Area 
Total (m2) 

Basis of yield Approximate 
number of 
lots 

Farrells Road 62,300 Yield based on concept plan 60  

Geraldton Street 10,600 Yield based on 10/ha 10  

Botanic Gardens 46,600 Yield based on 10/ha 46  

Kearneys Drive 60,000 Yield based on 10/ha 60  

West End Precinct 10,620 Yield based on FutureCity Framework 76  

Eastside Precinct 36,710 Yield based on FutureCity Framework 78  

Total units/lots 330 

8.1.3 Existing opportunities and easily serviced areas  

There are currently a number of greenfield sites located on the southern fringe of the city that 

are zoned for future residential purposes and offer a supply of general and low density 

residential land. Essential infrastructure including water, sewer and stormwater services are 

available under a stage land release program. 
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These areas include vacant sites on the urban fringe where lands are either zoned 

appropriately for residential uses or the lands may need to be rezoned to accommodate future 

housing development. These areas include: 

 Shiralee Residential Precinct 

 Department of Planning, Industry and Environment – Forest Road 

 Towac Equine Precinct 

 Charles Sturt University land holdings 

Shiralee Residential Precinct 

The Shiralee Residential precinct offers a variety of housing development opportunities to the 

market to meet current demand. This includes a range of densities and lifestyles including 

general and low density residential zones with minimum lot sizes. The masterplan has 

allocated various lot typologies in different locations. This has been in response to the natural 

landscape and to practice good urban design principles. 

The Precinct is currently zoned R1 General Residential and R2 Low Density Residential with 

pockets of RE1 Public Recreation scattered throughout the area. The greenfield site has been 

master planned to provide a framework for housing, amenity, recreational and educational 

opportunities. The area consists of 1,750 lots of varying sizes surrounding a village centre and 

district park. These lands are zoned for a range of residential types and sizes as indicated in 

Figure 8-1. 

The DCP contains detailed controls for the design of housing, including neighbourhood 

character, design elements and lot sizes. In addition to these controls, the DCP contains 

provisions for the design of infrastructure, the village centre and recreational areas.  

The smallest lots range from 200 – 350 m2 in area. These are concentrated near the village 

centre and in places where views and access to parkland are best. Medium and standard 

sized lots are spread throughout the master planned area, with sizes ranging from 400-

850 m2. Larger lots of 1,750 m² and over are incorporated into the design (refer to Table 8-2). 

The Shiralee Residential Area has been designed to respond to the local topography, railway 

corridor, transport routes and other aspects of the site.  

Table 8-2 Lot sizes within Shiralee Residential Precinct 

Lot Category Lot Size m² 

Large Lots 1,750 and greater 

Standard Lots 700 

Medium Lots 400 

Compact Lots  200 

This housing precinct is currently identified as an Urban Release Area under the Orange LEP 

2011 and has been experiencing increasing development. Housing development data within 

the precinct has been calculated from April 2021 to determine the current land supply.  

Shiralee Review 

The Shiralee DCP was first adopted in 2014 with revision A adopted in December 2015. Part 

10 of this strategy seeks to establish a pattern of 5 yearly reviews for the overall strategy. The 

intent being to ensure the evolving needs of the community and the market are kept in 

alignment. Timely reviews also allow Council to address any technical or logistical concerns as 

they become apparent. Consistent with this approach Council may seek to undertake a review 

and update of the Shiralee masterplan and DCP or incorporate such changes into an updated 

city-wide DCP. 
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Shiralee Residential Precinct  Orange LEP 2011 – Land zoning and minimum lot size maps 

 

Masterplan of Shiralee Residential Precinct – Shiralee DCP 2015 

 

 

Figure 8-1 Shiralee Residential Precinct 
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Life Sciences Precinct 

The Life Science Precinct, also known as the Bloomfield lands, are currently zoned for 

residential purposes to accommodate R1 General Residential and R2 Low Density Residential 

development. These pockets of residential zoned land surround the existing hospital site, 

proposed private hospital, DPIE building, education facilities and life science business as shown 

in Figure 8-2. The Life Sciences Precinct aims to facilitate employment in the region and will 

build on the health care services which is a major employer in Orange and surrounding LGAs.  

Although the R1 General Residential lands identified in the Life Sciences Precinct have the 

capacity to accommodate a range of residential development, housing within this location will be 

aimed at key workers including health employee short term accommodation associated with the 

health care professionals and other ancillary employment sectors located within this precinct.  

The delivery and timing of the health and educational facilities are dependent on the NSW State 

Government. The Precinct will be released in stages and be dependent on government 

commitment and funding.  

The Life Sciences Precinct contains zoned lands for both general and low density residential 

purposes. These lands are marked for housing that will accommodate key workers that will 

locate and work in the cluster of uses that are identified within this location. The amount of 

residential land allocated for residential develop will permit a range of housing including medium 

density development to allow for affordable housing including multi dwelling style housing.  

Both precincts have the capacity not only to accommodate single dwellings, but also the 

development of multi dwelling housing including dual occupancies and secondary dwellings 

which are permissible on the zoned R1 General Residential and R2 Low Density Residential 

lands and will contribute toward the projected yield of 6,091 dwellings by 2041. 

Life Sciences Precinct – Department of Agriculture 

Within the Life Sciences precinct DPIE – Agriculture currently operate a site on the western side 

of Forest Road as part of their advanced agricultural research operation and GATE. It is 

understood that the research operation is intended to continue for the foreseeable future and 

this may indicate that approximately 550 residential lots, previously suggested for that portion of 

the life sciences precinct, may not eventuate during the life of this strategy. Accordingly, each 

review of the Local Housing Strategy may need to re-evaluate the extent of supply available in 

this precinct. The site is not required to meet the housing supply targets of this strategy, but if it 

were included this may affect the staging of supply. 

Towac Equine Precinct 

The lands known as the Towac Equine Precinct are located within close proximity of the Orange 

Racecourse and aim to encourage equine related development while supporting rural activities 

on smaller lots within proximity of the city. Development controls will manage the keeping of 

horses on the property, including standards for structures like stables, round yards and training 

areas. Due to the size of the lots averaging 2 hectares, there will be bee minimal housing 

development within ten area. 

Charles Sturt University land holdings 

As part of the development of the Local Housing Strategy, Orange City Council staff met with 

representatives from the Charles Sturt University in Orange. The University is responsible for 

large tracts of land in the north of the city arising from historical agricultural and vigneron 

teaching uses, land which could lend itself to housing in the future.  
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The University is not, at present, willing to commit lands for this purpose due to caveats and 

restrictions affecting freehold and titles at the Charles Sturt Orange campus. Future reviews of 

the Local Housing Strategy could evaluate the Charles Sturt University land holdings further, 

once the extent of lands potentially available is better defined. 

 

Table 8-3 Residential lots available in existing / easily serviced areas 

Location  Area Total (m2) Basis of yield Approximate 
Undeveloped residential 
land (lots/units) 

Shiralee Residential 
Precinct 

2,929,000 Yield based on 
remaining lots 

1,302  

Life Sciences 
Precinct /DPIE 
(south Orange) 

758,400 Yield based on 
concept plan 

0 – 550* 

Towac Equine 
Precinct 

525,000 Yield based on 
Planning Proposal 

20  

Charles Sturt land 
holdings 

TBD TBD TBD 

Total 1,322 - 1,872*   

*Dependent on future of agricultural research station 
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Life Sciences Precinct Orange LEP 2011 – Land zoning and minimum lot size maps 

 

 

Life Sciences Precinct locations of land uses. 

 

 

Figure 8-2 Life Sciences Precinct 
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8.2 Future residential land 

The future residential land offers an element of control to understand the future supply for 

housing, however these lands require additional investigation in relation to their suitability. The 

future residential land provides an opportunity for a slower release of land to the market upon 

resolution of any suitability issues. 

Areas identified for development that can be integrated into the existing development pattern on 

the fringes of the city are listed in Table 8-4. 

Table 8-4 Areas identified for infill development on the fringes of the city  

Location  Area Total 
(m2) 

Basis of yield Approximate 
number of lots 

Rosedale Gardens 2,923,000 Potential for additional lots 450 (*700) 

Burrendong Way 1  39,000 Yield based on existing constraints 15 

Burrendong Way 2  120,000 20% allocated as open space 96 

Burrendong Way 3 190,000 20% allocated as open space 150 

Ophir Road 1  1,138,000 Yield based on submission 210 

Ophir Road 2 628,400 Yield based on concept plan 22 

Miriam Drive 24,000 Yield based on 10/ha 24 

Phillip Street 328,500 Yield based on concept plan 50 

Paterson Gardens 152,000 Yield based on concept plan 144 

Forest Road 75,000 Yield based on 10/ha 75 

Whitton Place  36,000 Potential for additional lots 13 

Borrodell Drive 560,000 Yield based on concept plan 214 

Cargo Road 143,000 Yield based on concept plan 76 

Discovery Hill 200,000 Yield based on developed area of 
Discovery Hill 

100 

Total lots 1,639 (*1889) 

*A Planning Proposal has recently been lodged with Council to increase the number of lots at 
Rosedale Gardens from 450 to 700. This could increase the supply of land by 250 lots. 

The areas listed above will require further investigation regarding lot yields, servicing and 

associated infrastructure. They are not considered propriety development locations, however 

have been identified within the future residential land should there be an increase in demand 

and the short term supply identified by the Strategy is exhausted.  

There are a number of sites where a concept layout has not been prepared. Should these lands 

be developed outside of the scope of the staged land release as specified in this Strategy, 

Council has applied a 10 dwellings per hectare rate to estimate a potential lot yield. 

8.3 Expressions of Interest  

During the community consultation process there were a number of expressions of interest (EoI) 

submitted to Council requesting rezoning to a residential zone and corresponding minimum lot 

size (see figure 8-3). The EoIs received by Council were extensively reviewed and evaluated 

based on suitability criteria.  
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Figure 8-3 Expression of Interest sites 

In total the EoI sites account for over 1,368ha of land, which if adopted at a rate of 10 lots / ha, 

and allowing 30% for site constraints, would have a gross estimated yield of approximately 

9,576 lots / dwellings, this does not include existing zoned but undeveloped land and would 

change depending on the densities involved and extent of constraints at each site, but is 

considerably more land than required for the lifetime of this strategy. Arguably the only infill EoI 

site received is in the village of Lucknow, which may be subject to further review as part of the 

village assessments recommended in section 8.5. 

A number EoI of sites were excluded either due to being constrained by water catchment, prime 

agricultural land, not being proximate to existing urban scale development or being of a size that 
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would be unlikely to yield enough lots to justify the extension of services and utilities. Some of 

these sites could logically be revisited in a future review of the strategy. In some cases EoI site 

boundaries were adjusted during the evaluation process either to reflect constraints or to 

recognise opportunities for synergy with adjoining properties. 

8.3.1 Constraints analysis  

The suitability criteria was based on a constraints analysis. A constraints analysis provides a 

general overview of the suitability of land for residential development at a broad scale and can 

be used to guide land use planning and decision-making. 

The methodology aims to identify and evaluate a range of constraints, which will impact upon 

the ability of the Council to accommodate further residential development within particular 

locations. Identifying a sound methodology will also enable the community and landowners to 

better understand the process of planning and site selection for the development of housing. It 

will also guide the development industry to invest and develop appropriate sites that will best 

serve the needs of the local community and economy. 

The methodology for determining appropriate land use focuses on those issues and features 

that pose limitations to development. These constraints will strongly influence the identification 

of new candidate areas for housing development with natural features primarily defining the 

environmental limitations.  

The land constraints mapping containing a number of overlays. These overlays include land use 

provisions, environmental protection areas, flood prone land, and prime agricultural land. The 

integration of the overlays enables the user to recognise areas suitable for the development of 

housing.  

To assess site criteria, an evaluation framework has been established to assess proposals for 

future housing development. A set of criteria has been established based on social, 

environmental and economic issues and constraints.  

Some of the constraints identified and listed are a prohibition to future development. Other 

constraints merely require further investigation or mitigation measures that may influence the 

location, type, and density of development.  

8.3.2 Multi criteria analysis 

A multi-criteria analysis (MCA) is a diverse qualitative assessment technique used to: 

 Identify preferred options 

 Rank options 

 Short list a number of options for further investigation 

 Distinguish suitable from unsuitable possibilities 

It establishes preferences between options by reference to a set of objectives with measurable 

criteria to assess the suitability. Measurable criteria to determine suitability for future housing 

development was required to be established. 

Evaluation Criteria 

The MCA considers the relative importance of each of the criteria and compared against other 

significant criteria to determine the suitability of each EoI sites. A numerical weighting was 

applied to each of the criteria ranging between 1 and 10. 
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Criteria that constrained future housing development were given a high numerical value. Criteria 

that were less constrained and could be managed were allocated a lower value. A spreadsheet 

of the sites and evaluation weights can be referenced in Appendix C. 

Analysis outcome 

Those EoIs with a score above 60 (out of 120) were considered unsuitable for future housing. 

Those EoIs receiving a score lower than 60 were considered suitable for future housing 

development and identified as ‘Candidate Areas’. These areas require further analysis and 

master planning before rezoning will be considered. 

8.3.3 Limitations 

While the constraints analysis technique is a powerful tool for screening broad study areas, it 

should be noted that there are a number of limitations including: 

 Inability to represent all of the critical aspects that determine suitability for development in 

both an analysis and geographic format 

 Accuracy and currency of some of the data 

 Absence of data for some locations (e.g. Threatened Species data not available) 

Each of the following constraints have been mapped and are illustrated in Appendix D. 

Table 8-5 Multi criteria analysis 

Criteria Explanation 

Zone, infrastructure and land uses 

Existing zone and 
objectives  

Consideration of the existing land zoning and objectives is crucial as 
they define the permissible and prohibited land uses and have been 
historically applied based on past planning criteria. The EoI’s were 
spread across a range of land use zones including: 

 RU1 Primary production 

 R5 Large lot residential 

 B5 Business development 

 B7 Business park 

 E3 Environmental management 

 E4 Environmental Living 

 RE2 Private Recreation 

A majority of the lands on the fringes of the city are zoned E3 
Environmental Management with the aim to manage biodiversity values, 
restrict development within the water catchment and maintain the 
function of agricultural lands. Minimal land uses are permissible on these 
lands.  

Lands to the north of the city are zoned RU1 Primary Production. The 
zone aims to protect lands for primary production, minimise 
fragmentation, promote the unique rural character of Orange and 
facilitate a variety of land uses compatible with agriculture. 

Changing the zone may impact upon the character of the site and 
adjoining land uses, resulting in land use conflict. Sound justification is 
required to change planning provisions including the zoning. 

Future urban 
growth areas 

Consideration should be given to those sites identified for future 
residential development as defined by local or regional plan or strategy. 
These plans and strategies have been based on previous analysis 
undertaken to determine the suitability and capability to support new 
housing development.  

Ability to service  Future urban development is dependent on the ability to supply existing 
water and sewer services to accept additional loadings. Future 
development of land will depend on the provisions of new infrastructure 
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Criteria Explanation 

or upgrade of existing systems. The provision of infrastructure will rely 
on affordability and sequencing of land release.  

Infrastructure - 
roads and 
community services 

Lands are required to be serviced by sealed roads and connected to a 
power supply. Access can be dependent on the location of the lands to 
existing road networks and reliance on other lands to be release for 
development. 

Accessibility and allotment yield will determine the level of infrastructure 
and type of road treatments required to service the new housing. 

Interface with 
adjoining zones 

Consideration is required when new residential development is located 
adjacent to business, industrial, and rural lands. Land use conflicts may 
occur where residential development is impacted due to existing uses. 

Future residential development should consider the adjoining 
development to facilitate an interface with the existing housing typology 
and yield to create a transitional balance. Existing residential areas also 
offer the advantage of infrastructure provision. 

Environmental matters 

Slope greater than 
15% 

Gradient more than 20% can cause instability and impacts from 
development and vegetation clearing. Development should be restricted 
on adjoining areas of slope greater than 15% or on lands that have 
physical characteristics that make the land inappropriate for 
development. Development can have an adverse impact from 
stormwater runoff. Geotechnical investigations of soil types will 
determine suitability for future housing development. Development 
should not be considered if it will compromise the physical 
characteristics of the lands. 

Drinking water 
catchment  

The drinking water catchment is an area of lands where rainfall collects 
in rivers and streams that flow into reservoirs, or seeps into the soil to 
become groundwater where it is stored in underground aquifers. The 
captured water later becomes drinking water for the community. 
Protected drinking water catchments provides a significant ‘natural’ 
barrier to contamination to yield a high quality water. 

By protecting drinking water at the source and the risk of contamination 
is reduced including the level of treatment required before it is supplied 
to the community. The Orange LEP 2011 regulates development on 
these lands. 

Biophysical 
Strategic 
Agricultural Lands 
(including Towac 
Soil Landscapes) 

Biophysical Strategic Agricultural Land (BSAL) is land with high quality 
soil and water resources capable of sustaining high levels of productivity 
and plays a critical role in sustaining the agricultural industry. 

The lands within these locations contain high levels of soil fertility, land 
and soil capability classes and access to reliable water and rainfall 
levels. It is considered these lands are not appropriate for housing 
development and should be conserved and sustained due to their 
biophysical characteristics. BSAL is regulated by the State through 
mapping and development controls. 
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Criteria Explanation 

Terrestrial 
biodiversity 

Native species in NSW are protected from development by the 
Biodiversity Conservation Act 2016, Environmental Planning & 
Assessment Act 1979, State Environmental Planning Policy (Koala 
Habitat Protection) 2020, State Environmental Planning Policy 
(Vegetation in Non-Rural Areas) 2017 and the Environment Protection 
and Biodiversity Conservation Act 1999. 

Development that involves clearing of native vegetation, or that impacts 
upon native flora and fauna may be refused development consent under 
one of these acts. 

The Orange LEP 2011 manages development on lands identified as 
Moderate to High Biodiversity Sensitivity. Terrestrial Biodiversity 
Mapping identifies where development implications exist due to the 
presence of terrestrial biodiversity. Development should not occur where 
there will be adverse impacts. Development is supported where impacts 
can be managed or avoided.  

Proximity to 
sensitive 
waterways 

The protection of these riparian lands and watercourses is crucial to 
ensure a water quality and flows are maintained, ensure stability of the 
bed and banks of watercourses, aquatic riparian habitats are managed, 
maintain ecological processes within watercourses and riparian areas. A 
number of sensitive waterways traverse the city. Mitigation and 
protection from urban development is imperative. The Orange LEP 2011 
mitigates development adjacent to these sensitive environments. 

Groundwater 
vulnerability 

Groundwater vulnerability is the natural ground characteristics that 
determine how groundwater may be contaminated by human activities. 
The Orange LEP 2011 identifies land where development implications 
exist due to the presence of vulnerable groundwater resources. To 
sustainably manage water resources, any future development is 
required to consider the impacts on the hydrological functions on key 
ground water systems. 

Naturally occurring 
asbestos (NOA) 

NOA is found in some rocks, sediments and soils, and is not easily 
identified. Development on these lands should be avoided and/or 
mitigated to ensure asbestos fibres in these soils and rocks remain 
undisturbed. Development is only supported on lands with a low 
likelihood of the NOA. 

8.4 Analysis of candidate areas for short, medium and long term 

release 

All candidate areas, and any out of strategy planning proposals, shall as a minimum be required 

to include: 

A. Masterplans – must address the full range of matters outlined under section 6.3(3) of 

the Orange Local Environmental Plan 2011. Such mattes must be backed by supporting 

studies from suitably qualified professionals. 

B. Conceptual Layout Plans – illustrating the likely subdivision pattern, to better illustrate 

the matters required in the respective masterplan. The final subdivision design may be 

subject to refinement during the development assessment process however wholesale 

changes would likely require new or substantially updated supporting studies. 

C. Contributions and/or Planning Agreements – including preliminary costings and 

apportionment to demonstrate that the masterplan and all associated infrastructure and 

services can be delivered in a manner that is cost-neutral to Council. 

The following sections provide a list of additional or tailored considerations that are required to 

be addressed prior to or as part of any master-planning or design of the site. Planning 

Proposals that fail to adequately address these matters may be rejected by Council as 

incomplete or incompatible with the strategy. 
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8.4.1 Candidate areas for short-term development  

Candidate areas will be required to have a Development Control Plan (DCP) addressing the range 

of matters outlined in section 6.3 of the Orange Local Environmental Plan 2011. If such a DCP 

has not been adopted a planning proposal for the candidate area may proceed on the basis of 

being nominated as an Urban Release Area (URA) to ensure that section 6.3 is invoked prior to 

any actual development. 

Council may not adopt any DCP unless the following matters outlined in the following sections 

are incorporated into a DCP or a related Development Contributions Plan for the relevant 

candidate area. 

8.4.1.1 North Corridor 

The North Corridor Candidate area comprises land extending north from Buckland Drive, 

Clergate Road forms the eastern edge and the URA adjoins the North Orange URA to the 

west. 

 

 

 Figure 8-3 North Corridor and North Orange Structure Plan  
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Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R1 General Residential / R2 Low Density Residential  

Lot size Concept layout - 10 dwellings per ha 

Heritage Address impacts of development on the local heritage item known 
as “Wyelba” dwelling at Lot 51, DP 590761459 Clergate Road. 

Strategy or Plan Lands identified in the Sub Regional Rural and Industrial Lands 
Strategy 2019 -2036 and Orange SSS Update 2010 as industrial 
have now been identified as potential land release for future 
housing development. This land equates to approximately 18.33ha 
which represents approximately 30 – 60 industrial lots depending 
on size. The northern portion of the North Corridor where it overlaps 
with the subregional strategy should therefore be deferred until an 
equivalent supply of industrial land is identified. The remaining 
southern portion of the North Corridor may proceed subject to a 
masterplan layout that allows for but does not require road 
connections into the overlapped area. 

Infrastructure requirements 

Access and internal 
road network 

Traffic Impact Assessment to be submitted to Council outlining the 
following: 

• Access off Clergate Road and intersection treatments 

• Upgrade of Clergate Road and NDR intersection 

• East-west connection from Clergate Road through to 
Burrendong Way 

• Internal road network indicating connection with the Waratah 
Residential Development to the north, and existing roads 
including Auberson Road 

• Impacts resulting from the increase in traffic volumes 

Ability to service The overall site can be serviced however will be dependent on 
existing infrastructure provision and capacity. The isolated area to 
the north slopes to the north-east and would require significant 
infrastructure to service with a low yield anticipated – accordingly 
staging should defer this area until more economic areas have 
been completed. 

Stormwater drainage  Stormwater retention will be required to be managed on site. 

Buffers Buffer treatment is required between the proposed residential and 
industrial zone to the east in relation to visual amenity and noise. 
Impacts from the Main Western railway line corridor to the east of 
the candidate area are also required to be addressed in relation to 
noise.  

Environmental constraints 

Terrestrial biodiversity Tree and vegetation communities are present on the site including 
native and introduced plant species and planted windbreaks. A 
large proportion of the site is identified as containing terrestrial 
biodiversity on the Orange LEP 2011 terrestrial biodiversity map.  

The NSW Biodiversity Values Map and Threshold Tool identifies 
Jenny Lind Creek and Golding Creek as containing Biodiversity 
Values. These creeks flow through the north-west and south-west 
corners of the site. In addition White Box - Yellow Box - Blakely’s 
Red Gum Grassy Woodland and Derived Native Grassland 
communities have been identified within the immediate area. 

A detailed ecology assessment is required to accompany a 
Planning Proposal including any required biodiversity offsets to 
ensure protection of significant biodiversity values.  

Flora and fauna surveys are to be provided as part of any Planning 
Proposal and the survey findings should be instrumental in 
informing the masterplan layout to avoid and minimise impacts. 
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Attribute/constraint Details  

Riparian lands and 
watercourses 

The north-west corner of the site contains part of Jenny Lind Creek, 
which is identified on the Riparian Lands and Watercourses map. 
The south-west corner of the site contains part of Golding Creek, 
which is also identified on the Riparian Lands and Watercourses 
map. 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site.  

Naturally Occurring 
Asbestos 

The site has a low likelihood of containing Naturally Occurring 
Asbestos. 

Topography A slope angle analysis will be required to determine the future 
allotment layout and drainage based on the undulating topography. 

Other considerations 

Interface with 
adjoining development 

Layout design is required to address the interface with the existing 
residential development to the south and the Waratah development 
precinct. 

Scenic amenity Consideration is required regarding the development impacts upon 
the scenic amenity and placement of dwellings on slope in the 
master planning process. 

 

Development Control Plan Matters for the North Corridor Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 
reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 
 

• Flora and Fauna 

A detailed ecological assessment is required to accompany any Planning Proposal. Flora and 

fauna surveys must inform the overall layout design, which shall be required to demonstrate 

how sensitive areas have been avoided or impacts minimised – over reliance on offsets will not 

be supported. Any biodiversity offsets required for unavoidable impacts are to be demonstrated 

to ensure protection of significant biodiversity values. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

- 250 500 400 1,150 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 Stages should commence adjacent to established urban land and extend 

sequentially northwards. 

 The isolated area to the north is likely to have a higher cost per lot to service 

and should be deferred to the final stage(s). 

 Public services and facilities to be nominated as part of defined stages, timing 

to be proportionate to the percentage of lots developed / proposed. 

 Road, services and utility extensions to be enablers of given stages 

• Transport and Movement Hierarchy / roads 

 Upgrade of Clergate Road will be required, design to be informed by traffic 

study. 

 Connection road east-west between Clergate Road and Burrendong Way. 

Noted that existing road corridors of Wicks and Beer Roads are not suitable 

due to the vegetation.   
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 Upgrade Northern Distributor Road / Clergate Road intersection, design to be 

informed by traffic study. 

 Internal north-south connection road.  Need to connect William Maker Drive 

northwards, but in sympathy to the remnant vegetation.  

• Landscaping Strategy 

 Open space around existing native remnant trees and vegetation communities, 

particularly north of Buckland Drive (between Hallaran Way and Beer Road) 

 Realignment of Beer Road and/or Wicks Road to new corridors could allow 

revegetation and potential active transport route. 

 Design responses to ensure public open spaces are not lined by rear 

residential fencing. 

• Passive and Active Recreation Network 

 Cycleway / shared path connectivity. Needs to be designed as a loop so paths 

don’t just terminate. Network should be accessible throughout release area 

and connect to destinations and points of interest (e.g. community facilities, 

sports field / multipurpose sports complex, playgrounds etc) 

 2 x Sports field areas (similar size to the Brendan Sturdgen Oval) to be 

informed by a review / update of the Orange recreational needs study 

 4 x Playgrounds with one of these located in conjunction with a community 

centre to be informed by a review / update of the Orange recreational needs 

study 

• Stormwater and Water Quality Management  

 Stormwater flows detained on site - indicative four detention basins. Detention 

will be for water quality rather than harvesting.  

• Natural Hazards 

 While there is no designated bushfire prone land, existing remnant vegetation 

exists within and adjacent the site. 

 Flood study to accompany planning proposal and inform stormwater detention 

basin placement, sizing and design. 

• Urban Design and Significant Sites 

 Western edge of North Corridor is elevated relative to lands to the west, 

particularly at eastern end of Wicks Road. Slope to the west comprises 

remnant vegetation. Single sided north-south perimeter road along the 

elevated edge, with lots limited to the eastern side, to preserve the view 

corridor for public enjoyment.  

 Transitional zone on Lot 62 DP 559515, site is suited to a non-residential 

alternative use such as a school site, community facilities, and recreational 

facilities or similar to provide a buffer from employment lands to the south and 

southeast. 

 The eastern edge of Lot 2 DP 833569 adjoins industrial land to the east and 

will require appropriate buffers and/or transition areas to visually and 

acoustically separate the residential lands from employment lands. 

• Higher Density Living 

 Smaller lots in proximity to areas of public open space and recreation facilities 

• Neighbourhood Commercial 

 Release areas are in proximity to North Orange shopping centre, therefore only 

minimal neighbourhood shops anticipated. To be located within / adjacent to 

multipurpose complex or other communal areas. 

 Not to be located along Clergate Road frontage. 
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• Public Services and Facilities 

 Multipurpose complex to be constructed in the sport field area and will include 

community meeting space, playground and public amenities. Potential for 

multipurpose hard court in the complex. 

 Community Centre to be co-located with playgrounds and public amenities. 

• Other Matters 

 Overhead powerlines run parallel to the southern boundary of Lot 62 DP 

559515, Lot 642 DP 607509 and part of Lot 643 DP 730761 before turning 

southwest towards the end Beer Road. (These lines then extend across the 

North Orange URA to reach Burrendong Way slightly south of the current Beer 

Road intersection)  

8.4.1.2 Whitton Place 

The Witton Place Candidate Area is located slightly to the west of Witton Place (which 

effectively forms the eastern edge of the release area and comprises land north of the rail 

corridor, south of Cargo Road and east of Neals Lane. 
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Figure 8-4 Witton Place Structure Plan  

 

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R2 Low Density Residential / R5 Large Lot Residential  

Lot size Concept layout - 8 dwellings per ha 

Infrastructure requirements  

Access and internal 
road network 

A Traffic Impact Assessment is to be submitted to Council outlining 
the following: 

 Minimal access off Cargo Road will be permitted 

 Any connection to Neals Lane is to be limited to pedestrian / 
cyclist use only and not allow direct vehicular access to Neals 
Lane 

 Internal road networks to extend off Whitton Place to the east 
and Bowmans Avenue to the south east 

 Impacts on Whitton Place, Bowmans Avenue and Cargo Road 
resulting from the increase in traffic volumes 

Ability to service The site can be serviced however will be dependent on existing 
infrastructure provision and capacity. 

Stormwater and 
drainage 

A servicing strategy will be required outlining on site detention 
including dams and wetland systems to manage pre and post 
development flows. 

Buffers The Broken Hill Railway line extends along the southern boundary 
of the site. A buffer treatment is required to mitigate impacts 
including noise and visual amenity. 

A buffer treatment is also required along the northern boundary to 
mitigate impacts from traffic along Cargo Road and enhance the 
gateway into the city fringe. 

Environmental constraints 

Terrestrial biodiversity An area of native vegetation exists on site. An ecological 
assessment will be required to determine the level of biodiversity 
value. All existing vegetation should be retained on site to preserve 
biodiversity values.  

Potential 
contamination 

A contamination assessment is required to accompany a rezoning 
proposal as vehicles are currently stored on the site. 

Biophysical Strategic 
Agricultural Land 

The site is identified as BSAL, which is land with high quality soil 
and water resources capable of sustaining high levels of 
productivity. Productive agricultural land should be protected from 
development.  

Drinking water 
catchment 

The site is located within the drinking water catchment of Molong. 
Development that has the potential to impact surface water should 
not occur on the site. Water sensitive design and harvesting should 
be designed and placed in strategic locations on site. 

On site stormwater detention including dams and wetland systems 
to manage pre and post development flows should be provided. 

Supplement drainage lines with riparian plantings to create 
corridors to create buffers to improve water quality and quantity.  

Groundwater 
vulnerability 

Groundwater is vulnerable to depletion and contamination from 
inappropriate development. Development that has the potential to 
impact the groundwater system should not occur on the site. 

Naturally Occurring 
Asbestos (NOA) 

The site has a low likelihood of containing Naturally Occurring 
Asbestos (NOA). A soil assessment may be required to confirm the 
lands are not affected by NOA.  

Other considerations 
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Attribute/constraint Details  

Scenic amenity Gateway treatments are required at western end of site and entry 
into city along Cargo Road. Scenic amenity is required to be 
considered due to views toward the south. 

Interface with 
adjoining development 

The site interfaces with residential and agricultural land and 
residential development consisting of large residential lots to the 
east. Adjoining residential lots have a MLS of between 1000 m² and 
2000 m². Integration with existing adjoining residential development 
to the east.  

 

Development Control Plan Matters for the Witton Place Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

161 - 100 - 261 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To progress from east to west 

• Transport and Movement Hierarchy / roads 

 Design to avoid road connections westwards to Neals Lane, pedestrian and 

cyclist linkage only.  

 Direct access to Cargo Road (maximum two intersections), design and location 

of intersections to be informed by traffic study. 

 New intersection off Whitton Place / Taloumbi Place 

▪ Note Lot 1 DP 1217170 is situated between the URA and western end of 

Taloumbi Place. The strategy supports extending Taloumbi Place through 

this lot to form a connection to the URA proper. Alternatively the southern 

end of Lot 6 DP 1045677 could be considered where it aligns with 

Wirringulla Place. 

 Additional eastern connection to Bowman Avenue 

▪ Note: Lot 10 DP 1045677 is situated between the URA and the western 

extent of Bowman Avenue. The strategy supports extending Bowman 

Avenue through this lot to form a connection to the URA proper. 

 Upgrade of Cargo Road along the extent of release area frontage, design to 

be informed by traffic study 

 Upgrade of Witton Place, design to be informed by traffic study 

 Upgrade Witton Place / Cargo Road intersection and Neals Lane Intersection, 

design to be informed by traffic study 

 Extension of Bowman Avenue to provide connectivity to Witton release area, 

traffic study to model anticipated traffic volumes through Bowman Avenue to 

Ploughmans Lane 

• Landscaping Strategy 

 Open space around existing native trees/remnant vegetation. 

 Pedestrian / Cyclist connections to be off-road and provide linear vegetative 

linkages through area that connect to existing active transport routes. 
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 Environmentally Sensitive Areas (ESA) to be protected and enhanced  

 Roadsides and cycleways connecting or proximate to ESA’s to be landscaped 

consistent / compatible with ESA species. 

• Passive and Active Recreation Network 

 Provision of Cycleway / shared path connectivity to Ploughman’s wetlands and 

existing footpaths at Yackkaboon.  

 Extension of pathways along Cargo Road to provide additional pedestrian / 

cyclist links into the release area. 

 Off-leash dog area to be identified / investigated as part of a review / update of 

the Orange recreational needs study 

• Stormwater and Water Quality Management  

 Flood study to accompany planning proposal and inform stormwater detention 

basin placement, sizing and design. 

 Stormwater flows detained on site - indicative two detention basins 

 Stormwater - pump to direct water into Ploughman's harvesting scheme 

• Natural Hazards 

 Flood study to accompany planning proposal. 

• Urban Design and Significant Sites 

 Lots along Cargo Road to incorporate building envelopes / exclusion zones to 

allow for landscaped city entry way / rest stop.  

 Lots fronting Cargo Road to preferably be accessed from within the release 

area. Lots requiring Cargo Road driveways to have minimum frontage width of 

40m 

 Lots adjacent to the rail corridor to demonstrate sufficient depth for vibration 

buffers. 

• Higher Density Living 

 Smaller lots to be located internally, i.e. not along Cargo Road frontage or rail 

corridor. 

 Smaller lots to be proximate to open space areas and cyclist corridors 

• Neighbourhood Commercial 

 None envisaged and to be excluded along Cargo Road frontage. 

• Public Services and Facilities 

 Playground - upgrade to the existing Stirling Ave equipment plus a new 

playground within Witton Place release area co-located around pedestrian / 

cyclist network.  

 Additionally a non-completive recreation area to be included. 
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8.4.2 Candidate areas for medium/long term development  

Medium / Long term candidate areas will be required to have a Development Control Plan (DCP) 

addressing the range of matters outlined in section 6.3 of the Orange Local Environmental Plan 

2011. If such a DCP has not been adopted a planning proposal for the candidate area may 

proceed on the basis of being nominated as an Urban Release Area (URA) to ensure that section 

6.3 is invoked prior to any actual development. 

Council may not adopt any DCP unless the following matters outlined in the following sections 

are incorporated into a DCP or a related Development Contributions Plan for the relevant 

candidate area. 

8.4.2.1 Broken Shaft Creek 

The Broken Shaft Creek Candidate Area is a modest area located to the west of Murphy 

Lane. 

 

 

Figure 8-5 Broken Shaft Structure Plan  
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Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R5 Large Lot Residential to provide consistency with the adjoining 
zone to the east. 

Lot size 6 large lots only. 

Infrastructure requirements 

Access and internal 
road network 

A Traffic Impact Assessment is required outlining the following: 

• Proposed access off Murphy Lane 

• Impacts from increased traffic volumes on Murphy Lane 

• Sealing of Murphy Lane to Dean Drive intersection 

Ability to service  Onsite servicing is required for sewer and water - existing 
infrastructure is not available. 

Stormwater drainage  The topography slopes toward the west towards Broken Shaft Creek. 
Impacts on site drainage will be minimal as only six large lots are 
proposed to be developed. Stormwater flows will follow down the 
natural drainage line in a westerly direction into Broken Shaft Creek. 

Environmental constraints 

Terrestrial 
Biodiversity 

The lands are currently used for agricultural purposes. Vegetation 
has been cleared with remnants remaining along the drainage 
corridor. An ecology report will be required to assess any biodiversity 
value and potential impacts. 

Riparian lands and 
watercourses 

A watercourse is flows in a westerly direction toward Broken Shaft 
Creek.  

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Naturally Occurring 
Asbestos 

The site has a low likelihood of containing NOA. A soil assessment 
will be required to ensure the lands are not affected by NOA.  

Topography The site is located on a slope. A stormwater management plan and a 
view analysis are likely to be required to accompany the Planning 
Proposal to rezone the land. 

Other considerations 

Interface with 
adjoining 
development  

Ensure lot size is consistent with the residential development 
adjoining Murphy Lane and facing Dean Drive and be consistent with 
the adjoining residential estate. Building envelopes should be 
nominated on lots to ensure appropriate separation from agricultural 
activities to the west. 

Scenic amenity  There will be minimal impact on scenic amenity as there will only be 
6 lots developed on the site.  

 

Development Control Plan Matters for the Broken Shaft Creek Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

6 - - - 6 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To extend logically from land adjacent to existing urban areas 
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 Infrastructure to be sized and located to suit the full development to avoid 

duplication. 

• Transport and Movement Hierarchy / roads 

 Upgrade of Murphy's Lane subject to a review / update of development 

contributions plan 

• Landscaping Strategy 

 Open space around existing creek lines.  

• Passive and Active Recreation Network 

 None envisaged. Not enough lots to justify. 

• Stormwater and Water Quality Management  

 Stormwater flows detained to pre-development levels 

• Natural Hazards 

 Localised flood study to accompany planning proposal. 

• Urban Design and Significant Sites 

 Rest Area and entry to Orange landscaping/signage 

• Higher Density Living 

 Not applicable – larger lots only 

• Neighbourhood Commercial 

 None envisaged. Not enough lots to justify. 

• Public Services and Facilities 

 None envisaged. Not enough lots to justify. 
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8.4.2.2 Molong Road Entrance 

The Molong Road Entrance Candidate Area consists of three areas either side of Molong 

Road on the entrance to Orange. The northern sections bookend the Ammerdown estate 

while the southern larger portion lies between Molong Road and Murphy Lane.

 

 

Figure 8-6 Molong Road Entrance Structure Plan   

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone Mixture of R5 Large Lot Residential and R2 Low Density Residential 

Lot size Concept layout - 8 dwellings per ha 

Heritage  Consideration required to adjoining property containing heritage 
listed items: 
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Attribute/constraint Details  

Item I2 ‘Ammerdown Carriageway’ and item I331 ‘Ammerdown 
Homestead’ both located at 450 Mitchel Highway, Orange 

Strategy or plan  The Molong Road lands are identified in the Orange SSS Update 
2010 for future housing development. 

Infrastructure requirements 

Access and internal 
road network 

A Traffic Impact Assessment will be required outlining the following: 

• Design of additional access and intersection treatments off the 
Mitchell Highway to the lands located on either side will be 
required to accommodate future density 

• Potential access to Lot 207 DP 1018862 potentially off 
Ammerdown Crescent 

• Lands both to the north and south of Mitchell Highway will require 
internal road networks to support residential development 

• Impacts as a result of increased traffic volumes 

Ability to service On-site servicing may be required on larger residential lots should it 
be cost prohibitive to extend water and sewer infrastructure to the 
lands. 

Drainage  Lands currently used for primary production including grazing. A 
number of dams are located in various locations across the site to 
detain water for agricultural operations. 

The lands are undulating with medium slope and fall and will require 
stormwater and flow management treatments including detention and 
retention systems. 

Buffers  Buffer treatments are required along both sides of Mitchell Highway. 
Entrance buffer strip to be located on the southern lands extending 
the full length of the site along Molong Road (Mitchell highway) to 
Murphy Lane to mitigate traffic impacts. 

Buffer to be of a substantial width to prohibit gaps being created and 
exposing the Highway frontage. 

Environmental constraints 

Terrestrial 
biodiversity 

The lands on the northern side of the Molong Road are identified as 
having high value biodiversity. Further investigation will be required 
to determine future impacts on flora and fauna. 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Riparian lands and 
watercourses 

Broken Shaft Creek and Ploughmans Creek traverse both the south 
western and eastern portions of the site which support riparian 
vegetation. The site is located within the Molong water catchment 
area. 

Naturally Occurring 
Asbestos 

The site has a low likelihood of containing Naturally Occurring 
Asbestos. A soils assessment will be required ensure future 
development will not be impacted. 

Topography Candidate area is located at the north western entrance of the city 
with slope falling to the south east and south west.  

Lands within candidate area are located on both northern and 
southern side of Mitchell Highway. 

A slope analysis will be required to determine fall and appropriate 
density of residential development. 

Other considerations 

Noise impacts An acoustic assessment will be required to determine noise levels 
that will occur from the highway frontage. 

Scenic amenity The Ammerdown ridge is a prominent feature when approaching the 
city entrance. Lands on both sides of Molong Road are also highly 
visible upon entry. Large lots should be located on these lands with a 
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Attribute/constraint Details  

higher density development located to the south toward Murphy 
Lane.  

Consideration of scenic amenity is critical in all directions to minimise 
impacts on views and vistas and to manage development on 
ridgelines and important landscapes. 

The Ammerdown ridge is a prominent feature when approaching the 
city entrance. Lands on both sides of Molong Road are also highly 
visible upon entry. 

Development density Higher density development to be located adjacent to Murphy Lane 
which supports R5 large lot residential development at the foot of 
Ploughmans Ridge. Existing access is available from Murphy Lane 
off the Mitchell Highway. 

Interface with 
adjoining 
development  

The southern portion of the site interfaces with existing large lot 
residential development with a 2ha minimum along Murphy Lane.  

The south eastern portion of the site is also adjacent to large lot 
residential development to the north. 

Consideration of the existing development is required to ensure a 
consistent transition and interface with the existing housing 
development. 

 

Development Control Plan Matters for the Molong Road Entrance Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots (East) 

- 250 400 - 650 

Anticipated 
lots (West) 

- - 100 550 650 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To extend logically from land adjacent to existing urban areas 

 Infrastructure to be sized and located to suit the full development to avoid 

duplication. 

• Transport and Movement Hierarchy / roads 

 Upgrade of Murphy's Lane 

 Upgrade of Gorman Road and traffic calming 

 Upgrade Murphy's Lane / Molong Road intersection 

 Signalised intersection from south URA and Molong Road. Several options for 

alignment including: 

▪ 2 x new intersection on Molong Road. Intersection to connect north and 

south URA to Molong Road. This will be a channelised intersection  

▪ Potential extension of Gorman northbound to connect with Molong Road. 

Will require new road reserve.  Removal of Murphy Lane intersection. Cul-

de-sac Murphy’s at the Molong Road intersection.  If this is not feasible, 

signalised intersection at Murphy’s/Molong Road.  
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▪ New intersection on Murphy's Lane (investigate potential to align with 

access point to 454 Molong Road site). 

 Intersection to connect development of 454 Molong Road to Molong Road.  

• Landscaping Strategy 

 Open space around existing creek lines. Suggested to have linkages from 

proposed open space to surrounding facilities, ie schools.  

• Passive and Active Recreation Network 

 sports field x 2 to be informed by a review / update of the Orange recreational 

needs study 

 3 x playgrounds required to service projected lots, to be informed by a review 

/ update of the Orange recreational needs study 

 cycleway / shared path connectivity that allows safe passage within the site 

and along Molong Road towards North Orange and the Orange CBD. 

• Stormwater and Water Quality Management  

 Stormwater flows detained on site - indicative three detention basins 

• Natural Hazards 

 Significant drainage corridors through the site, Flood study to accompany 

planning proposal. 

• Urban Design and Significant Sites 

 Rest Area and entry to Orange landscaping/signage 

 Frontages of Molong Road (both sides) to be respected as important visual 

entrance to the city. Larger lots with nominated building envelopes to preserve 

the open feel. 

 Fencing along highway to be rural style and not permit factory pre-coloured 

metal panels. 

• Higher Density Living 

 Smaller lots to be located internal to the site. Larger lots along Molong Road 

frontage to limit visual impact and provide depth of lots to respond to acoustic 

traffic noise. 

• Neighbourhood Commercial 

 Site has ready access to the Northern Distributor Road and in turn the North 

Orange shopping centre. Additionally agrestic grocer site adjoins the release 

area. Additional commercial uses to be limited to neighbourhood shops only 

and not to be positioned on Molong Road frontage. 

• Public Services and Facilities 

 Suggested to co-locate the 1x playground and sports field facilities,  include a 

community amenity/meeting space and a multipurpose hard court facility – 

‘Multipurpose Community Facility’ 
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8.4.2.3 North Orange 

The North Orange Candidate Area is located to the west of the North Corridor URA and 

existing urban areas of Waratahs. Burrendong Way forms the western boundary. The existing 

roads of Beer Road and Wicks road traverse the URA. 

 

 

Figure 8-7 North Corridor and N orth Orange Structure Plan  

Figure 8-7 North Orange Structure Plan 

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R1 General Residential 

Lot size 1 dwellings per 2 ha 

Heritage The site contains a local heritage item 

Infrastructure requirements 
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Attribute/constraint Details  

Access and internal 
road network 

Main access roads are Burrendong Way and Beer Road. 

Access from Burrendong Way and Northern Distributor Road must be 
formalised to provide an alternative route to the site. 

The Clergate Road and Northern Distributor Road intersection must 
be formalised to allow for an increase in traffic. 

Road connections from east to west will need investigating. Linkages 
include Clergate Road and Auberson Road to Burrendong Way. 

Internal road network layout to be designed to link with existing road 
pattern. 

Ability to service  The area can be serviced with existing interface with housing 
development to the south and availability of existing infrastructure. 

Stormwater drainage Onsite water detention may be required. 

Buffers A buffer treatment may be applied along Burrendong Way depending 
on density and proposed layout. 

Environmental constraints 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Terrestrial 
biodiversity 

Native vegetation exists on site. Any development on the site will 
need to ensure the protection of areas of biodiversity value. Flora and 
fauna surveys are to be provided as part of any Planning Proposal 
and the survey findings should be instrumental in informing the 
masterplan layout to avoid and minimise impacts. 

Riparian land and 
watercourses 

The site is impacted by Golding Creek and associated tributaries 
which support riparian zones of high value biodiversity. Consideration 
of these lands and watercourse will be required when master 
planning the site 

Naturally Occurring 
Asbestos 

The site has a low likelihood of containing Naturally Occurring 
Asbestos. 

Other considerations 

Interface with 
adjoining 
development  

The site interfaces with the Waratah general residential development 
to the west. Large lot residential development is located on the 
western side of Burrendong Way. 

Scenic amenity Due to the undulating topography and surrounding large lot 
residential development, scenic amenity should be considered during 
the masterplan of the site.  

 

Development Control Plan Matters for the North Orange Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

 

• Flora and Fauna 

A detailed ecological assessment is required to accompany any Planning Proposal. Flora and 

fauna surveys must inform the overall layout design, which shall be required to demonstrate 

how sensitive areas have been avoided or impacts minimised – over reliance on offsets will not 

be supported. Any biodiversity offsets required for unavoidable impacts are to be demonstrated 

to ensure protection of significant biodiversity values. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 
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Anticipated 
lots 

- - 18 18 36 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 Logically extending outwards from land adjacent to established urban land. 

 Coordinated with road, services and utility extensions. 

Minimum lot size controls may be determined in response to site constraints identified 

during the planning proposal process, with selected sizes intended to balance the 

constraints with the anticipated yield for the candidate area. i.e. some areas may be 

denser than others in order to preserve ecological values and in recognition of other 

constraints. 

• Transport and Movement Hierarchy / roads 

 Upgrade of Burrendong Way from site back to Northern Distributor Road, to be 

informed by review / update of development contributions plan. 

 Connection road from east-west between Clergate and Burrendong.  

▪ Note that existing road corridors of Wicks and Beer Roads are not suitable 

due to the vegetation.  Alignment of connection roads could be parallel 

through cultivated areas. Noted that overhead powerlines run parallel to 

Beer Road in this area. This will require two new intersections on 

Burrendong Way and one onto Clergate Road.  

• Landscaping Strategy 

 Open space around existing native trees/remnant trees 

 Following realignment of Beer Road / Wicks Road to new corridors – former 

corridor to be revegetated and included within active transport route. 

• Passive and Active Recreation Network 

 Cycleway / shared path connectivity. To be design as a loop so paths don’t 

terminate randomly to be informed by a review / update of the Orange 

recreational needs study.  

• Stormwater and Water Quality Management  

 Stormwater flows detained on site - detention basins required. Detention 

designed for water quality management not stormwater harvesting.  

• Natural Hazards 

 While there is no designated bushfire prone land, remnant vegetation exists 

within and adjacent the site. 

 Flood study to accompany planning proposal 

• Urban Design and Significant Sites 

 Western edge of North Corridor is elevated relative to lands to the west, 

particularly at eastern end of Wicks Road. Slope to the west comprises 

remnant vegetation. Single sided north-south perimeter road along the 

elevated edge, with lots limited to the eastern side, to preserve the view 

corridor for public enjoyment.  

• Higher Density Living 

 Not anticipated 

• Neighbourhood Commercial 

 Not anticipated due to small number of lots proposed and proximity to north 

Orange shopping centre 

• Public Services and Facilities 

 None anticipated due to small number of lots proposed. 
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8.4.2.4 Leeds Parade 

The Leeds Parade Candidate Area consists of two lots on the eastern side of Leeds parade 

either side of Miriam Drive. 

 

 

Figure 8-8 Leeds Par ade Structure Plan  

 

Figure 8-8 Leeds Parade Structure Plan 

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R1 General Residential 

Lot size Concept Layout - 10 dwellings per ha 

Infrastructure requirements  



 

Orange City Council - Orange Housing Strategy, 12532840 | 99 

Attribute/constraint Details  

Access and internal 
road network 

A Traffic Impact Assessment is required outlining access and road 
treatment off Leeds Parade and internal road network off Miriam 
Drive. 

Ability to service  Due to the interface with the new housing development and 
settlement pattern, the site can be serviced by existing water and 
sewer infrastructure.  

Stormwater drainage The topography of the site slopes toward the west and then south 
then discharging into Councils Stormwater Harvesting Detention 
Pond. Water Sensitive Urban Design must be incorporated into the 
conceptual plan and DCP controls at the Planning Proposal Stage. 

Onsite stormwater detention and wetland systems to accommodate 
flows, as a minimum, are to be modelled in the supporting 
documentation for the planning proposal. 

Buffers A buffer treatment along Leeds Parade is required to address 
impacts from the industrial estate to the west. 

To the south is an area zoned SP3 Tourist containing a truck stop. 

The Main Western Railway line is west of the site. 

Environmental constraints 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Naturally Occurring 
Asbestos 

The site has a low likelihood of containing Naturally Occurring 
Asbestos. 

Vegetation The site contains minimal vegetation of low value and will not impact 
upon future development on the site.  

Other considerations 

Interface with 
adjoining 
development  

Future housing development should be consistent with the existing 
settlement pattern located on the western boundary along Miriam 
Drive. 

Scenic amenity Consideration of the CSU site to the north is required when master 
planning the site. 

 

Development Control Plan Matters for the Leeds Parade Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

100 - - - 100 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To extend logically from land adjacent to existing urban areas 

 Infrastructure to be sized and located to suit the full development to avoid 

duplication. 

• Transport and Movement Hierarchy / roads 

 Upgrade of Leeds Parade frontage 

• Landscaping Strategy 

 Southern edge built form exclusion zone to be embellished for both visual 

amenity and as a contribution to water quality management 
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• Passive and Active Recreation Network 

 Sports field and open space areas to be informed by a review / update of the 

Orange recreational needs study. 

 Active transport route to connect into the existing north Orange active transport 

network. 

 Community open space (1 lot) with a playground located to be within easy 

walking distance of majority of residents 

• Stormwater and Water Quality Management  

 Stormwater flows detained to pre-development levels, southern built form 

exclusion zone incorporated into water quality management through suitable 

landscaping treatment. 

• Natural Hazards 

 Localised flood study to accompany planning proposal. 

• Urban Design and Significant Sites 

 Limited driveway access directly onto Leeds Parade to be managed by 

establishing a minimum lot width along this frontage. 

 All built form along Leeds Parade to be setback behind landscape edge, 

including any lots that are accessed internally 

• Higher Density Living 

 Not applicable. Site will not contain supporting facilities.  

• Neighbourhood Commercial 

 None envisaged. Site is in proximity to both North Orange shopping centre and 

the Leeds Parade B1 zone 

• Public Services and Facilities 

 None envisaged. Site is in proximity to both North Orange shopping centre and 

the Leeds Parade B1 zone 

  



 

Orange City Council - Orange Housing Strategy, 12532840 | 101 

8.4.2.5 Trotting Track 

The Trotting Track Candidate Area is positioned to the north of the Mitchell Highway and east of 

Perc Griffith Way and contains the trotting track site itself as well as the hillside behind, but does 

not extend over the ridgeline. 

 

 

Figure 8-8 Leeds Par ade Structure Plan  

Figure 8-9 Trotting Track Structure Plan 

 

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R1 General Residential 

Lot size 12 lots per ha 

Infrastructure requirements 

Access and internal 
road network 

Road access is from Perc Griffith Way and connect to an internal 
road network.  
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Attribute/constraint Details  

Ability to service  The site is considered to have high construction difficulty and will be 
expensive to service with water and sewer infrastructure. The site is 
unable to be serviced with reticulated water with existing 
infrastructure due to its elevation. A new sewer pump station will be 
required at the intersection of Bathurst and Dairy Creek Road to 
service the site with sewer. 

Stormwater drainage Stormwater will be required to be detained on site  

Buffers Buffers may be required between the site and the: 

• Visual buffer - Crematorium 

• Acoustic buffer - Trotting Track and Kart Racing precinct 

• Visual and acoustic buffer - Mitchell Highway  

Environmental constraints 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Drinking water 
catchment 

As the site is located within the drinking water catchment, water 
harvesting and stormwater catchments and detention including 
wetlands should be designed in placed in strategic locations on site. 

Lower density residential development is recommended to reduce 
impacts on water quality due to the site’s location within the drinking 
water catchment. 

Consideration is required of the potential contamination and pollution 
risks associated with urban development in the Orange drinking 
water supply.  

The planning proposal is to include a full hydrological model of a 
conceptual layout and include recommendations to protect the 
Orange water catchment. All proposed measures are to be costed 
and rated for effectiveness, including establishment, sampling and 
ongoing maintenance. 

Barriers are required to ensure the protection of water resources from 
potentially polluting activities. Barriers are to be continuously 
maintained and robust in construction. 

The design, installation and ongoing maintenance of these mitigation 
measures is to be constructed in accordance with industry standards. 

Surroundings Adjoins existing rural residential development and a bulky goods 
retail area to the west. 

To the north, east and south is land zoned E3 Environmental 
Management. 

A crematorium and cemetery are located to the north-west of the site. 
The crematorium is located a minimum of 300 m from the site. 
Crematoriums are a potentially noxious use and buffer zones are 
recommended. 

Naturally Occurring 
Asbestos 

There is a low likelihood of NOA in western portion of site. The 
eastern portion of the site has not been mapped for NOA. 

Topography The topography consists of an undulating landscape with slope falling 
toward the south.  
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Attribute/constraint Details  

Other considerations 

Interface with 
adjoining 
development  

Adjoins existing rural residential development to the west, and a 
bulky goods retail area located along Mitchell Highway. No land use 
conflicts are expected.  

To the north, east and south is land zoned E3 Environmental 
Management. 

A crematorium and cemetery are located to the north-west of the site. 
The crematorium is located a minimum of 300 m from the site. 
Crematoriums are a potentially noxious use and buffer zones are 
recommended. 

Consideration will need to be given to the land uses to the west. 

Scenic amenity Servicing of the site could extend from the existing residential and 
business development infrastructure located to the west.  

Acoustic amenity The existing go-kart track is anticipated to continue at the present site 
for the foreseeable future. Any residential development in the vicinity 
will need to include appropriate acoustic restrictions and mitigation 
measures to be outlined as part of any planning proposal. 

 

 

Development Control Plan Matters for the Trotting Track Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

- - TBD TBD 660 

Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To extend logically from land adjacent to existing urban areas 

 Infrastructure to be sized and located to suit the full development to avoid 

duplication. 

• Transport and Movement Hierarchy / roads 

 Upgrade of Perc Griffith Way. 

 No additional access or driveways onto Mitchell Highway. 

• Landscaping Strategy 

 North eastern edge of site to be landscaped with trees maturing to a height 

greater than the anticipated built form to provide a vegetated backdrop to the 

built form - may be incorporated within the yard area of affected lots via building 

envelopes. 

• Passive and Active Recreation Network 

 Connected footpaths / active transport network. 

 Sports field and open space areas to be informed by a review / update of the 

Orange recreational needs study 

• Stormwater and Water Quality Management  

 Stormwater flows detained and managed for stormwater quality. To be subject 

to detailed hydrological and flood studies. 

 Water Sensitive Urban Design principles to be elevated to a high priority 

throughout and supported by strict Development Control Plan provisions. 
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 Full site stormwater runoff containment and subsequent treatment 

 Wetland management incorporating: 

▪ Potential odour issues (from sewer overflows into wetlands) 

▪ Potential wetland (sewage) contamination event and associated emergency 

response 

▪ Water quality monitoring 

▪ Maintenance and inspections 

▪ Community / resident awareness campaigns 

 Overarching drinking water catchment emergency response plans 

• Natural Hazards 

 Localised flood study to accompany planning proposal. 

• Urban Design and Significant Sites 

 Rest Area and entry to Orange landscaping/signage 

• Higher Density Living 

 Not applicable 

• Neighbourhood Commercial 

 None envisaged. Site is in close proximity to the homemaker centre and has 

ready access to the main CBD via Bathurst Road (Mitchell Highway) 

• Public Services and Facilities 

 None envisaged. 
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8.4.2.6 Daydawn Place 

The Daydawn Place Candidate Area is positioned to the south-east of Ophir Road between the 

Northern Distributor Road and Dairy Hill Place contains 10 large residential lots of 

approximately 2ha in size 

 

 

Figure 8-8 Leeds Par ade Structure Plan  

Figure 8-9 Daydawn Place Structure Plan 

 

Attribute/constraint Details  

Planning provisions for future housing development  

Proposed zone R2 Low Density Residential 

Lot size 1ha 

Infrastructure requirements 

Access and internal 
road network 

Road access is from Ophir Road and the existing Daydawn Place 
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Attribute/constraint Details  

Ability to service  The site is considered to be relatively easily serviced with the existing 
road network, a council water reservoir is adjacent to the site and 
sewer mains are available in Ophir Road. 

Stormwater drainage Stormwater will be required to be detained on site  

Buffers Buffers will not be required however building envelopes and setbacks 
will be required to mitigate acoustic impacts from Northern Distributor 
Road traffic. 

Environmental constraints 

Groundwater 
vulnerability 

Groundwater under the site is vulnerable to depletion and 
contamination from inappropriate development. Development that 
has the potential to impact groundwater should not occur at the site. 

Drinking water 
catchment 

The drinking water catchment runs along the western edge of the site 
and crosses into the site in some places. Affected lots should avoid 
placing built form within the drinking water catchment and should be 
encouraged to reserve the affected area for landscaping.  

Built form or earthworks in proximity to the water catchment boundary 
are required to include barriers to ensure the protection of water 
resources from potentially polluting activities.  

Barriers are to be continuously maintained and robust in construction. 

The design, installation and ongoing maintenance of these mitigation 
measures is to be constructed in accordance with industry standards. 

Surroundings Adjoins farmland to the southeast and residential development to the 
southwest (Dairy Hill Place) and residential development to the 
northwest (Girrahween Place). The Northern Distributor Road is 
located to the northeast. Acoustic impact assessments may be 
required for any dwellings located within 200m of the NDR. 

Naturally Occurring 
Asbestos 

There is a low likelihood of NOA in easter portion of site. The western 
portion of the site has not been mapped for NOA. 

Topography The topography consists of a steep slope to the western portion of 
the site falling toward the east where the gradient flattens out as the 
site approaches the NDR.  

Other considerations 

Interface with 
adjoining 
development  

Adjoins existing residential development to the southwest and 
northwest, farmland to the southeast and the Northern Distributor 
Road to the northeast. 

Scenic amenity The western portion of the site is elevated and faces towards the 
Northern Distributor Road. Built form should be appropriately 
softened with landscaping to preserve the entrance to the city. 

Acoustic amenity Traffic noise associated with the Northern Distributor Road needs to 
be considered in the design and siting of new dwellings. 

 

 

Development Control Plan Matters for the Daydawn Place Candidate Area. 

In addition to a conceptual layout Council anticipates that the following matters will be 

reflected in the Development Control Plan required by section 6.3 of Orange LEP 2011. 

 

• Staging Plan 

Development of the urban release area is anticipated to release residential lots to the 
market across a number of stages. The approximate rate of release is shown below.  

Time frame 0 – 5 years 5 – 10 years 
10 – 20 
years 

20 – 30 
years 

Total 

Anticipated 
lots 

5 5 - - 10 
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Note: Councils infrastructure and servicing plans, while flexible, are informed by this 
estimate, any accelerated release rate should be discussed with Council at an early stage. 

 To extend logically from land adjacent to existing urban areas 

 Infrastructure to be sized and located to suit the full development to avoid 

duplication. 

• Transport and Movement Hierarchy / roads 

 No additional access or driveways onto Ophir Road. 

• Landscaping Strategy 

 Landscaping buffer zone around the perimeter of the estate to provide 

screening and reduce the potential for dust / spray drift from adjoining 

agricultural lands. 

• Passive and Active Recreation Network 

 Not required due to minimal number of additional lots. 

• Stormwater and Water Quality Management  

 Not required due to size of allotments being able to manage stormwater within 

each lot. 

• Natural Hazards 

 Soil samples and geotechnical analysis within proposed building envelopes to 

include detection of Naturally Occurring Asbestos 

• Urban Design and Significant Sites 

 Dwellings positioned on elevated sites are to include landscaping both forward 

of and behind the built form so as to reduce the visual prominence of built form 

from lower elevations. 

• Higher Density Living 

 Not applicable 

• Neighbourhood Commercial 

 None envisaged. 

• Public Services and Facilities 

 None envisaged. 

 

8.5 Villages 

The LGA includes numerous villages that have the ability to provide for additional large lot 

residential development. In 2015 Spring Hill Village Master Plan Vision (November 2015) and 

the Lucknow Scoping Study (March 2015) were undertaken.  

There is an opportunity for these studies to be revisited. A number of community issues were 

raised during the development of these scoping studies which would require the studies to be 

reworked alongside consultation with Cabonne Council. In addition the village of Spring Terrace 

has the capacity to provide some large lot residential development subject to further detailed 

investigation.  

Lucknow 

Lucknow is an historic village supporting the Lucknow Heritage Conservation Area. Future 

development of this area will require consideration of access off the Mitchell Highway via 

Beasley Road, interface with the adjoining E3 zoned lands and consideration of old mine 

workings that may be located on or near the site along with the proximity of Naturally Occurring 

Asbestos (NOA).  
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A minor expansion of Lucknow could be further investigated via a review of the scoping study, 

consideration of servicing capacity, available facilities and services as well as appropriate traffic 

management, water catchment protection and mitigation. Specific site(s) for a limited expansion 

should only be identified in consultation with the Lucknow community. Any expansion should be 

contiguous with the existing village and minimise the fragmentation of surrounding agricultural 

lands. An appropriate expansion in the order of 30 – 40 lots should be consistent with the village 

character of Lucknow. 

Spring Hill 

Spring Hill is currently zoned RU5 Village with a minimum lot size of 1,000 m² with R5 Large Lot 

Residential zoned lands to the west of the village however a portion of the village lands are 

located in the Cabonne LGA. There is potential for future residential development east of the rail 

line, however master planning and pedestrian connectivity would need to be considered.  

Flight path approaches to Orange Airport should be protected and any sites selected for 

expansion should ideally be contiguous with the established village to minimise fragmentation of 

agricultural lands, however the presence of the rail line may necessitate some dislocation. 

Potential need for road upgrades between the village and Orange, as well as the village to the 

highway and the village towards Millthorpe/Blayney should be evaluated before any significant 

expansion occurs.  

Spring Hill should be able to absorb a larger increase in population than Lucknow and retain a 

village atmosphere, with key differences being the absence of the highway, relatively flat 

topography and absence of former mining works. Against this it must be noted that additional 

population is being established to the west and south of the village in Cabonne Shire, therefore 

only a similar number of lots could be established in Spring Hill while maintaining the village 

atmosphere. 

Planning for the future of Spring Hill should be in consultation with Cabonne Council given the 

LGA boundary location. 

Spring Terrace  

There is potential for a smaller amount of future housing growth within Spring Terrace village 

area. Any future housing development would require further investigation regarding locations 

within and surrounding the village and increased density. At present there is no defined core to 

Spring Terrace, beyond the location of the Spring Terrace public school. Any intensification of 

population should be designed to establish a core ‘village’ area rather than simply scattering 

large lot lifestyle blocks in an ad-hoc manner.  

A scoping study should be undertaken to identify the best location for a village core with an 

expandable road layout and identify servicing needs and constraints. An initial core would likely 

only consist of a single ‘street’ of approximately 20 lots, but with a view to how that might 

ultimately expand in the future. 

Costs associated with servicing are likely to be prohibitive in the short to medium term, but 

should nonetheless be investigated to ensure that the long term potential is not alienated in the 

interval. Planning for the future of Spring Terrace should be in collaboration with Cabonne 

Council given the proximity of the LGA boundary. 

Expansion of the villages could be considered under a stand-alone Planning Proposal, or a 

proposal for each village subject to: 

 Detailed master planning 

 Infrastructure servicing ability and requirements 
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 Environmental heritage  

 Ecological impacts 

 Site constraints 

 High quality urban design 

 Demonstrated water saving/security measures 

 Any other matters relevant to the locality 

8.6 Candidate areas for new housing 

The candidate areas for future residential development were identified as a result of the multi 

criteria analysis process applied to all sites including those who submitted an EOI. The 

candidate areas are listed in Table 8-6 and mapped in Figure 8-.  
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Figure 8-11 Locations for Assessment 
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Further investigations and studies will be required to ensure the lands are suitable for housing 

development are compliant with State and Local planning framework prior to lodging a Planning 

Proposal to change the provisions of the lands.  

Table 8-6 Candidate areas and lot yields 

ID 
No. 

Location Area Total 
(m2) 

Post 
Constraint 
Area (m2) 

Area Available 

(%) 

Adopted OCC 

ET Yield 

1 North 
Corridor 

1,392,000 1,153,000 82.83% 10/ha – 1150 

2 North 
Orange 

920,600 714,000 77.56% 0.5/ha – 36 

3 Northern 
Molong 
Road 
Entrance 

1,982,330 1,594,000 80.41% 8/ha - 1,270 

4 Broken Shaft 
Creek 

246,100 199,000 80.86% 6 large lots only 

5 Leeds 
Parade 

111,000 109,000 98.20% 10/ha - 100 

6 Whitton 
Place 

371,000 353,700 95.34% 8/ha - 280 

7 Trotting 
Track 

574,600 550,000 95.72% 12/ha - 660 

8 Lucknow TBD TBD 70% 40 lots 

9 Spring Hill TBD TBD 80% 60 lots 

10 Spring 
Terrace  

TBD TBD 80% 20 lots 

Total lot yield 3,622 

Council will require each of the candidate areas to be designed holistically to avoid 

fragmentation and inconsistent approaches to future housing development. This approach is 

necessary to allow for infrastructure needs to be properly identified, planned, and funded. For 

this reason, planning proposals for individual sites within the candidate areas may not be 

supported in isolation. 

8.7 Staging (in response to infrastructure provision by OCC) 

A staged approach for the release and development of candidate areas is required to ensure 

provision of infrastructure in a timely and equitable manner. This will ensure each site can be 

adequately developed to mitigate an increase in density and associated development 

requirements including utilities, road networks and community facilities. 

An indicative release program based on the candidate area’s location to adjoining existing 

residential development, proposed lot sizes, environmental constraints, site characteristics, and 

development considerations is provided below. 

8.7.1 Stage 1 – Short term (0- 5 years) 

The following candidate areas have been identified for short term land release under the 

Strategy.  

 Southern portion of the Northern Corridor 

 Whitton Place 

A Planning Proposal will be required to be prepared to rezone and change the provisions of 

these lands in order to accommodate future housing development. 
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8.7.2 Stage 2 -Medium to long term (5- 15 years) 

The following candidate areas have been identified for medium to long term land release.  

 Remainder of the Northern Corridor 

 Broken Shaft Creek 

 Northern Molong Road Entrance 

 North Orange 

 Leeds Parade 

 Trotting Track  

 Lone Pine Avenue  

A Planning Proposal will also be required to be prepared to rezone and change the provisions of 

these lands in order to accommodate future housing development in accordance with the 

medium to long term land release priorities. 

8.8 Matters to be addressed  

Council will require the lodgement of a masterplan for any candidate area identified for 

residential development. The masterplan will provide a conceptual layout to guide for the 

planning initiatives, location of existing development and physical characteristics. The plan may 

also be adopted by Council to become site specific development controls should the 

development extend over a length of time. 

All new release areas will require the following to be submitted to Council to determine suitability 

for future housing development: 

 Road network connectivity, inclusive of cyclist pedestrian linkages and connectivity 

 Servicing strategy outlining water, sewer and stormwater provision and management  

 Protection of sensitive lands within the area (riparian corridors/ecological values etc) 

 Flood modelling and reporting analysis 

 Potential contamination and pollution risks associated with urban development in the 

Orange drinking water supply  

 Barriers to ensure the protection of water resources from potentially polluting activities 

that are continuously maintained and robust 

 Design, installation and ongoing maintenance plan of these mitigation measures   

 Developer contribution plans 

 Landscaping plans  

 Biodiversity impacts and ecological corridor linkages 

 Passive and active recreation areas according to scale of development (relative to 

anticipated lot yield) 

 Riparian corridors and potential impacts  

 Stormwater harvesting and on site artificial wetlands  

 Linkages to main transport linkages  

 Internal road networks (cul-de-sac or no-thru road designs are not supported) 

 Geology and natural occurring asbestos preliminary assessment 
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 Slope analysis supporting housing development can occur on a 15 degree slope or less 

(development on a slope over 15% will not be supported) 

 Address the interface with adjoining rural lands and potential impacts 

There is a strong focus on growth around community centres and increasing the amount of 

housing within established urban areas while supporting housing development in locations that 

avoid and minimise environmental impact.  

8.9 Development of lands not aligned with strategy  

Council will not support the development of lands outside of the staging approach identified by 

this Strategy unless the development can be adequately justified.  

Should Council support the proposal, the developer will be required to undertake the cost of all 

works including the construction of infrastructure associated with road networks, water, sewer 

and stormwater services. Early delivery of new housing development must be functional and 

include the upgrading of roads and other services to connect into the site.  
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Figure 8-12 Areas identified for residential land 
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8.10 Meeting future demand  

The analysis undertaken within the Housing Strategy demonstrates the supply of land will 

adequately meet demand in Orange with a range of lot sizes to accommodate a range of 

housing typologies. Table 8-7 indicates the supply of land including undeveloped residential 

land and candidate areas. With the current growth rate of 1.1% an additional 6,091 dwellings 

are required between 2016 and 2041. This estimate indicates that supply can meet demand to 

2041.  

Table 8-7 Meeting future supply 

Source of housing 
supply 

 Number of lots/units 

Existing 
undeveloped 
residential land  

Sites identified as infill development  

Sites easily integrated into the existing housing 
pattern  

Existing opportunities and easily serviced sites 

330 

1,639 
 

1,322 - 1,872* 

Candidate Areas Areas identified for short, medium and long 
term housing  

3,622  

Total 6,913 - 7,463 
lots/units 

*Dependent on future of agricultural research station 

There is potential for the development of additional lots on certain sites, however planning 

provisions will need to be changed to accommodate a smaller lot sizes resulting in additional 

yield. The range of 6,913 to 7,036 potential lots compares favourably to the dwelling projection 

requirement of 6,091 dwellings in section 3.3.3. As seen above a significant proportion of lots 

are undeveloped residential land, meaning that they are already zoned and serviced but have 

not been brought to market for one reason or another. The apparent surplus of 822 - 1372 lots 

provides an important buffer against this pattern of zoned land not coming to market and allows 

Council to respond to surges in demand. 

Given that demand can be met by supply, there is no requirement for Orange to identify any 

new land release areas beyond those indicated in this strategy or to develop a fundamentally 

different policy approach to the provision of housing to meet future needs within the LGA, as 

there is considered to be adequate development capacity to meet projected demand.  

There is however a need to ensure that the land use planning controls and other mechanisms 

are adequate to facilitate orderly and serviced housing development within the Orange LGA to 

meet the projected needs of the community.  

There are adequate approvals and areas zoned for residential development within the city 

currently which can meet the projected housing demand. It may also be appropriate to increase 

the area of land zoned for Residential R3, to facilitate more opportunities for more low to 

medium density housing to meet the needs of residents in terms of affordability and specific life 

stage needs. 

Redevelopment opportunities of older housing stock within established suburbs should also 

provide sufficient options to provide new and different forms of housing stock within the city. 
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9. Implementation and delivery 

The priorities of the Housing Strategy need to be further detailed during the implementation of 

the Strategy. A clear understanding of the approach to the actions will be determined and 

monitored to establish meaningful timeframes, priorities and clear responsibilities. The City’s 

priorities and objectives for housing provision will be implemented through: 

 Strategic planning - Council will work with the NSW Government towards planning 

controls that can deliver well located, diverse housing options of quality design. 

 Leadership - Council will lead by example by supporting innovative and collaborative 

approaches to the delivery of diverse housing supply in the right locations.  

 Policy development –Council will address housing issues by developing policies, 

strategies and action plans that draw on evidence-based research and analysis, best 

practice and innovative approaches. 

 Infrastructure Support – Council will facilitate supportive infrastructure for growth including 

its social programs and services for individuals and families facing housing issues in the 

City. 

 Community and industry engagement – Council will provide information, customer 

service, community consultation and stakeholder engagement to raise awareness and 

encourage an ongoing exchange of ideas and involvement in local housing issues. 

 Collaboration – Council will work with neighbouring councils, agencies, business and 

community organisations through formal and informal partnerships to deliver initiatives 

and advocate for change. 

 Facilitation – Council will facilitate and leverage social and affordable rental housing in the 

City. 

 Capacity-building – Council will provide information, education and resources to develop 

internal capacity and to support capacity-building in the community sector. 

9.1 Delivery plan 

1. Coordinate services and infrastructure provision to facilitate 
housing growth in appropriate locations  

Timing 

Ensure new future housing development is serviced cost efficiently and 
effectively by new infrastructure.  

On going  

Prepare new and review existing Development Contribution Plans to 
ensure future infrastructure is costed and charged to support greenfield 
development.  

Short term – 
medium term 

Identify priority release areas with a five (5) year release program to 
align with infrastructure delivery. Areas and release program to be 
reviewed annually. 

Short term 

Ensure Council can provide the community infrastructure support 
needed for planned growth.  

Medium term 

Staging of new greenfield developments should be flexible and be 
dependent on demand. 

On going  
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2. Increase housing supply and diversity to meet the populations 
needs  

Timing 

Maintain the diverse range of housing types permissible in zone land 
use tables within Orange LEP 2011. 

Ongoing 

Provide a diverse mix of housing types, sizes and price will provide a 
choice and contribute toward affordability. 

Short term 

Provide land and housing development opportunities to meet demand 
for a range of housing options.  

Medium term 

Support infill development as identified by the OC Future City - 
Planning Framework to provide housing choices. 

Short term 

Facilitate innovative design and delivery mechanisms that support a 
diversity of housing types.  

Ongoing  

Amend planning controls within Orange LEP 2012 and DCPs to 
ensure high quality design and construction that responds to local 
conditions and reflects community values. 

Short term 

Additional housing supply is to be achieved by encouraging a 
concentration of medium density development within existing urban 
centres and around key public transport nodes.  

Short term 

Improve and enhancing urban form and liveability in terms of scale, 
form, character, open space, connectivity and walkability. 

Medium term 

Monitor housing supply in Orange to ensure that anticipated demand 
is met. 

Ongoing 

 

3. Facilitate infill opportunities for housing near jobs and services Timing 

Support the initiatives of the OC FutureCity Planning & Design 
Framework to encourage infill development in the inner city.  

Ongoing  

Prepare masterplans and associated development controls for the 
precincts identified in the OC FutureCity Planning & Design 
Framework.  

Short term 

Amend planning provisions in the Orange LEP and DCP to support 
infill housing density and diversity in appropriate locations. 

Short term 

Identify mechanisms to ensure new infill development is based on 
good design principles to improve the amenity of existing residential 
adjoining commercial areas. 

Short term -
medium term 

Identify locations in existing residential areas where an R3 Medium 
Residential zone could be applied to increase housing supply.  

Short term 

Consider the application of non-standard types of housing, including 
multi dwelling housing and smaller housing design. 

Short term 

 

4. Support the supply of affordable housing Timing 

Prepare and endorse affordable housing policy for development 
contributions via voluntary planning agreements by applying SEPP 70 
to greenfield areas prior to any new rezonings.  

Short term 

Encourage small and low cost homes by reducing contribution fees for 
secondary dwellings. 

Short term 

Collaborate with CHPs to initiate and facilitate the supply of affordable 
and social housing and investigating underutilised areas suitable for 
housing development. 

Short term – 
medium term 

Collaborate with key stakeholders on options to respond to the cost of 
housing. 

Short term 

Support the retention of existing social housing to ensure social mix 
and diversity. 

Ongoing 
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5. Facilitate and guide housing design, creativity, and innovation Timing 

Amend planning controls within Orange LEP 2012 and DCPs to 
enable relevant site specific changes to support high quality design 
solutions. 

Short term  

Promote building projects that showcase innovative, inclusive, diverse 
housing design and options through different mechanisms. 

Short term  

Consider different occupancy and ownership models including 
community title models for cooperative housing developments. 

Short term – 
medium term 

Review controls and processes to ensure they enable a variety of 
occupancy and ownership housing models. 

Short term  

Provide a suite of design solutions to encourage well designed, 
accessible and environmentally sustainable housing. 

Short term  

Respond and advocate for new and emerging housing types that meet 
changing household needs. 

Short term – 
medium term 

Work with the housing industry, academic institutions and other 
councils and community to keep informed of new innovative designs 
and ensure that Council’s controls keep up to date with these 
changes. 

Ongoing 

Work with the housing industry to recognise any significant barriers to 
the housing types the City needs and work to or advocate for change 
to remove those barriers. 

Ongoing 

 

6. Ensure water security for the future Timing 

Apply the initiatives of the Orange IWCM Strategy that apply to surface 
water, stormwater, rainwater tanks and groundwater to sustain 
required water yields. 

Ongoing 

Apply appropriate planning provisions to lands impacted by the 
drinking water catchment to reduce future residential development.  

Short term 

Ensure that best practice Water Sensitive Urban Design measure are 
encouraged and incorporated into new residential development to be 
supported by development controls. 

Short term 

Continue to meet the community’s urban water service needs.  Ongoing 

Continue to educate the community on local water security and 
consumption. 

Ongoing 

 

7. Protect the local environment and scenic landscapes Timing 

Inclusion of local provisions in the LEP and DCP’s that provide 
additional considerations to address the landscape character and 
amenity.  

Short term 

Prepare a scenic protection map and associated clause for inclusion in 
the Orange LEP to protect scenic amenity. 

Short term 

Consider limiting further subdivision in rural areas for any purpose 
other than boundary adjustments and to support agricultural practices.  

Short term – 
Medium term 

Consider the implementation of buffers; natural and built in DCPs to 
protect productive agricultural land from the impact of residential 
development in urban and rural zones.  

Short term – 
Medium term 

Minimise and mange residential development on lands that are 
classified as local agricultural important lands, or on high value 
environmental lands and biodiversity and corridors.  

Ongoing 

Restrict residential development on the Towac Soil Landscape.  Ongoing 
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Timeframes indicated in the delivery plan are outlined below. 

 Ongoing – as required and as the opportunity arises 

 Short term 0-5 years 

 Medium term 5-10 years 

 Long term 10+ years 

The allocation of lots/dwellings across sites is  

Table 9-1 Anticipated delivery timeframe 

Candidate Areas 
0 – 5 
years 

5 – 10 
years 

10 – 20 
years 

20 – 30  
years 

Total 

North Corridor - 250 500 400 1,150 

Whitton Place 161 - 100 - 261 

Broken Shaft Creek - - 6 - 6 

Molong Road Entrance^ - 250 500 550 1300 

North Orange - - 18 18 36 

Leeds Parade 100 - - - 100 

Trotting Track - - TBD TBD 660 

Lucknow - - TBD TBD 40 

Spring Hill - - TBD TBD 60 

Spring Terrace - - TBD TBD 20 

Inner Infill Areas 0 - 5 
years 

5 – 10 
years 

10 – 15 
years 

15 - 20 
years 

Total 

Farrells Road 20 15 15 10 60 

Geraldton Street 10 - - - 10 

Botanic Gardens 16 10 10 10 46 

Kearneys Drive 20 10 15 15 60 

West End Precinct 40 10 20 6 76 

Eastside Precinct 31 10 20 17 78 

Outer Infill Areas 0 - 5 
years 

5 – 10 
years 

10 – 15 
years 

15 – 20 
years 

Total 

Rosedale Gardens*** 100 50 150 150 450 (***700) 

Burrendong Way 1 - - 15 - 15 

Burrendong Way 2 24 24 24 24 96 

Burrendong Way 3 40 30 40 40 150 

Ophir Road 1 110 40 40 20 210 

Ophir Road 2 - - - 22 22 

Miriam Drive 24 - - - 24 

Phillip Street - 25 20 15 50 

Paterson Gardens 100 44 - - 144 

Forest Road - - - 75 75 

Whitton Place - - - 13 13 

Borrodell Drive - - - 214 214 

Cargo Road - - - 76 76 

Discovery Hill 20 25 25 30 100 

Towac Equine Precinct 20 - - - 20 

Life Sciences - - - 550* 0-550 

Charles Sturt Land Holding - TBD TBD TBD TBD 

Current Growth Areas 0 - 5 
years 

5 – 10 
years 

10 – 15 
years 

15 – 20 
years 

Total 

Shiralee 526 401 231 144 1302 

TOTAL  
(TARGET) 

1362 
(1362) 

1169 
(1169) 

1187* 
(1187) 

1433** 
(994) 

6,924 – 7,424 

* the third and fourth targets assume 50% of the 10-20 year period for candidate area 
** the total in the 15 – 20 year period includes the 550 lots in the life sciences precinct that may not eventuate. 
This would bring the total down to 883 
*** A Planning Proposal has recently been lodged with Council to increase the yield of Rosedale Gardens by an 
additional 250 lots from 450 lots to 700 lots. This would address the potential shortfall in the 15-20 period if the 
life sciences precinct did not proceed. 
^ Figures for Molong Road Entrace exclude the future investigation area. 
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It should be noted that the anticipated delivery timeframes are subject to change and market 

forces. Some areas or sites may end up delayed and others brought forward. The intent is to 

illustrate how the required additional dwellings indicated in table 10-1 can be achieved rather than 

to strictly enforce any particular pattern. 

10. Monitoring and review 

Ongoing monitoring of the Strategy and its implementation will be required to ensure the set 

priorities, objectives and actions are being effectively delivered. 

The monitoring of this Strategy will involve: 

 Once the results of the 2021 Census data has been released in 2022, an immediate 

review of the Housing Strategy is required to reflect any changes in population projections 

and trends. 

 Annual review of housing delivery and supply through a housing audit to ensure the 

Orange Housing Strategy and City’s planning controls are delivering the priorities in a 

timely manner. 

 Five yearly reviews will re-examine the evidence-base, looking at any changes in the 

demographics and housing needs against the housing stock in Orange. This will include a 

review of the goals and objectives set in the Housing Strategy, the Central West and 

Orana Regional Plan 2036, Orange LSPS, to ensure the Strategy continues to align with 

the community housing needs. 

 Once 1,362 lots have received development consent or the plan has reached the 5 year 

review period, a revision of this Strategy will ensure that the 20-year vision, the 

evidenced-based assessments and planning context align with the actions, community 

views and actions of the Regional Plans and strategies. 

10.1 Milestone rates 

Table 10-1 illustrates the milestone rates based on the projected population, changes in 

household size and expected increase in additional dwellings. 

Table 10-1 Milestone rates  

 2016 2021 2026 2031 2036 2041 2016-41 

Population 41,200 43,850 46,350 48,500 50,400 52,000 52,000 

Average annual 
population 
growth rate  

1.1 1.3% 1.1% 0.9% 0.8% 0.6% 0.9% 

Household Size 2.45 2.41 2.37 2.34 2.30 2.27 2.27 

Total dwellings 16,816 18,195 19,557 20,726 21,913 22,907 22,907 

Additional 
dwellings 

- 1,379 1,362 1,169 1,187 994 6,091 

Annualised rate 
of new 
dwellings 

- 281.4 276.8 237.8 236.8 200.6 243.08 
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10.2 Take up rates 

Take up of land can be monitored at several stages of the development process. These include: 

The zoning/rezoning of land 

This establishes the raw amount of land available for development in greenfield areas. From this 

an allowance for roads and open space needs to be considered alongside any particular 

environmental constraints relevant to the site. Where appropriate the open space allowance can 

overlap with environmentally constrained land to retain unconstrained land for final 

development. Approximate lot yields can then be calculated by dividing the result by the 

anticipated lot size to arrive at a figure that can be used to guide preparation of development 

contribution plans but will likely alter once the subdivision application is lodged. At this point the 

land is considered to be available for subdivision. 

Development Consent for subdivision 

The actual approval for a subdivision which seeks to establish the final form of an estate 

including the road and lot layout as well as placement of open space and pedestrian/cyclist 

connections. Typically this should be guided by a concept masterplan that may have been 

adopted at the rezoning stage as part of a development control plan. 

Release of Subdivision Certificates 

A consent provides up to five years for development to commence and may then remain active 

until completion. At this point a subdivision certificate is released to confirm that all conditions of 

consent have been satisfied enabling the developer to formally register the titles. Due to the 

work involved in constructing new streets, provisioning infrastructure and connecting other 

utilities there is a delay between the Development Consent and the Subdivision Certificate of 

varying length. At this point the lot is considered to be available for house construction. 

Development Consent or Complying Development Certificate for dwellings 

The approval to construct a dwelling on a specified lot of land. Similar to the Development 

Consent for Subdivision in the sense that it may contain various conditions that need to be 

completed before and during the construction process. 

Release of Occupation Certificates for the dwellings approved 

The final document required to confirm that the construction has been completed to relevant 

building standards and that all conditions have been satisfied. At this point the site is considered 

to have been taken up and is no longer part of the supply. 
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Appendix A – Changes from Orange Settlement Strategy Update 2010 

After analysis of the 2004 SSS and 2010 update, Council has determined that certain lands are too constrained to support future housing development 

and therefore have not been included in the Orange Housing Strategy 2021. The proposed urban areas in the SSS Update 2010 have been referred to 

as ‘Land Units’ (LU). A number of these LU’s have been transferred into the Housing Strategy. The justifications and recommendations regarding the 

inclusion of the LU’s in the Housing Strategy are outlined in the table below.  

Table A-1 Comparison of the Orange SSS Update 2010 and Orange Housing Strategy 2021 

Land Unit Role identified in 
2010 SSS Update - 
Short Term 

Role identified in 
2010 SSS Update - 
Medium to Long 
Term 

Land identified 
in the Orange 
Housing 
Strategy 

Comments/Actions 

Existing Urban Urban residential Urban residential Yes The Housing Strategy aims to facilitate infill housing that is 
well located, and that responds to the changing population, 
ensuring our housing meets people’s needs into the future by 
carefully monitoring and responding to change.  

The 3rd Priority of the Housing Strategy is to “Facilitate infill 
opportunities for housing near jobs and services.”  

Infill development is discussed in Section 7.3 of the Housing 
Strategy. 

North 

LU-1 Urban residential Urban residential No 

 

This LU has been rezoned for residential use.  

The 2021 Housing Strategy identifies 2 parts of the LU as 
undeveloped residential land: Geraldton Street and Farrells 
Road. 

LU-2 Urban or large lot 
residential 

Urban or large lot 
residential 

Partly The majority of this LU is zoned R5 Large Lot Residential 
with a MLS of 2 ha, and a MLS of 3500 m2 around the 
Agrestic Grocer site. 

An undeveloped area of R5 land north of Ploughman’s Creek 
is a candidate area in the 2021 Housing Strategy. The 
Northern Molong Road Entrance candidate area is identified 
for medium/long term development. This area contains a 
local heritage item, which is identified in Schedule 5 of 
Orange LEP 2011 as “Ammerdown Carriageway.” Adjoining 
the Northern Molong Road Entrance area to the north is 
“Ammerdown” homestead. 
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Land Unit Role identified in 
2010 SSS Update - 
Short Term 

Role identified in 
2010 SSS Update - 
Medium to Long 
Term 

Land identified 
in the Orange 
Housing 
Strategy 

Comments/Actions 

A section of the LU adjoining the Northern Distributor Road is 
zoned R5 and is not developed. This land is identified for 
undeveloped residential land. 

A section of the LU adjoining the Northern Distributor Road is 
zoned R1 General Residential and has not been developed. 
This land is not a candidate area in the 2021 Housing 
Strategy due to proximity to Ploughman’s Creek and riparian 
vegetation. 

North West 

LU-3 South Rural residential Large lot residential No This LU is currently zoned R5 Large Lot Residential and has 
been developed. For this reason the 2021 Housing Strategy 
does not identify it for future residential use.  

LU-3 North Rural / Rural 
residential 

Rural / Rural 
residential  

Yes This LU is part of the Northern Molong Road Entrance 
candidate area. It is zoned RU1 Primary Production. 

LU-4 East  Large lot residential Large lot residential No This LU is currently zoned R5 Large Lot Residential with MLS 
ranging from 2000 m2 - 2 ha. The land has been developed 
and for this reason it is not considered suitable for residential 
development in the 2021 Housing Strategy. 

LU-4 West  Rural Rural Partly This LU is zoned RU1 Primary Production.  

The Broken Shaft Creek candidate area covers a small part 
of this LU. 

The majority of this LU is not considered suitable for 
development in the 2021 Housing Strategy due to the 
presence of riparian land along Broken Shaft Creek and 
terrestrial biodiversity in other parts of the LU. 

LU-5 Rural and rural 
residential 

Rural and rural 
residential 

No The section of this LU south of The Escort Wa is zoned RU1 
Primary Production and is undeveloped. The land is not 
considered suitable for residential development in the 2021 
Housing Strategy due to the presence of riparian vegetation 
and terrestrial biodiversity. 

The section of this LU north of The Escort Way is zoned R5 
Large Lot Residential and has been subdivided and 
developed. 
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Land Unit Role identified in 
2010 SSS Update - 
Short Term 

Role identified in 
2010 SSS Update - 
Medium to Long 
Term 

Land identified 
in the Orange 
Housing 
Strategy 

Comments/Actions 

South 

LU-6, LU-7, LU-8 Rural Rural No These LUs will not be required for urban development during 
the life of the 2021 Housing strategy. 

LU-9 Rural Rural No This LU contains land currently zoned R5 Large Lot 
Residential with a MLS of 2 ha, and some of the land has 
been subdivided and developed.  

The Towac Equine Precinct undeveloped residential  area 
covers part of this LU, covering land zoned R5.  

The rest of the LU is not considered suitable.  

LU-10 North Rural Urban residential or 
large lot residential 

No The northern section of LU-10 has been zoned for residential 
use and is part of the Shiralee Urban Release undeveloped 
residential area.  

LU-10 South Rural Urban residential or 
large lot residential 

No The southern section of LU-10 is zoned RU1 Primary 
Production. The 2010 SSS update determined that urban or 
large lot residential development should occur in this area in 
the long term, following or in conjunction with urban 
development in north LU-10. This determination was based 
on an infrastructure assessment conducted by Geolyse in 
2009. Currently the northern section of LU-10 has not been 
fully developed, so the 2021 Housing Strategy does not 
consider this land suitable for residential development.  

LU-11 Urban Urban No This LU has been rezoned for residential, infrastructure and 
business use.  

Part of the LU is zoned E2 Environmental Conservation to 
protect biodiversity.  

Another part of the LU is zoned RU1 Primary Production, it 
covers the TAFE campus. 

Two sections of this LU are identified as undeveloped 
residential  area in the 2021 Housing Strategy: a small 
section of residential zoned land adjacent to Forest Road, 
and a large section of residential and infrastructure zoned 
land in the southern section of the LU. 
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Land Unit Role identified in 
2010 SSS Update - 
Short Term 

Role identified in 
2010 SSS Update - 
Medium to Long 
Term 

Land identified 
in the Orange 
Housing 
Strategy 

Comments/Actions 

LU-12 (formerly 
land north of LU-
10) 

Rural residential Urban residential No This LU has been rezoned for residential use. Most of the 
land is part of the Shiralee Urban Release Area. 

Supplementary Areas 

Health Services 
and Recreation 
Area 

Health services and 
recreation 

Health services and 
recreation 

No The 2010 SSS updated identified this LU as a health and 
recreation ‘campus’ development area. This role 
appropriately reflects both the existing and proposed 
developments in this area and that only limited urban 
development should be allowed in the Orange water supply 
catchment. 

LU-13  Employment 
(industrial and 
business park) 

Employment 
(industrial and 
business park) 

Partly The LU is located near the Charles Sturt University Campus. 

The LU contains land zoned for business, industrial, 
recreation and large lot residential use. 

The 2021 Housing Strategy identifies a small section in the 
north of this LU as a undeveloped residential area for future 
residential development, part of the larger Rosedale Gardens 
undeveloped residential area. The land is zoned R5 Large 
Lot Residential and RE1 Public Recreation.  

The 2021 Housing Strategy identifies a small section in the 
south of this LU as a candidate area for future residential 
development. The Leeds Parade candidate area is currently 
zoned B7 Business Park and R1 General Residential and is 
currently undeveloped and used for agriculture. This area is 
considered excess to requirements for B7 land in Orange. 

Land east of LU-
13 (CSU area) 

Education and rural Education and rural 
residential 

No This land is not identified for development in the 2021 
Housing Strategy. The land is zoned SP2 Infrastructure. 

Land east of LU-
13 (Leeds 
Parade and 
Narrambla area) 

Urban residential, 
employment and 
utilities uses in the 
south 

Rural in the north 

Urban residential, 
employment and 
utilities uses in the 
south 

Urban residential 
and rural residential 
in the north 

No Part of this land is identified as a undeveloped residential 
area in the 2021 Housing Strategy. The Ophir Road 1 
undeveloped residential area is currently zoned for 
residential, large lot residential, business and recreation use. 
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Land Unit Role identified in 
2010 SSS Update - 
Short Term 

Role identified in 
2010 SSS Update - 
Medium to Long 
Term 

Land identified 
in the Orange 
Housing 
Strategy 

Comments/Actions 

Land north of LU-
13 (North 
Clergate) 

Rural Rural and 
employment 

No Land north of LU-13 is zoned R5 Large Lot Residential, RE1 
Public Recreation, E4 Environmental Living and SP2 
Infrastructure.  
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Appendix B – Relationship between Regional Water 
Strategies and Water Sharing Plans Fact Sheet 
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Appendix C – Evaluation of ‘Expression of Interest’ submissions based on criteria outline in Section 9.3 

Site  Existing zone and 
objectives 

Future urban 
growth areas 

Ability to be 
serviced 

Infrastructure 
provision 

Interface with 
adjoining  

zones 

Slope greater 
than 15% 

Drinking 
water 

catchment 

Biophysical 
Strategic 

Agricultural 
Lands (BSAL) 

Terrestrial 
biodiversity 

Sensitive 
waterways 

Groundwater 
vulnerability 

Naturally 
Occurring 
Asbestos 

(NOA) 

Total Location Suitability outcome 

 

Zone objectives 
reflecting 

constraints =9  
Zone objectives not 

reflecting 
constraints =3 

Identified in 
plan/strategy = 3 
Not identified in 
plan/strategy = 8 

In accordance 
with Council's 

servicing plan = 
3 

Not accordance 
with Council's 

servicing plan = 
9 

No connection to 
existing road 
network = 8 

Potential to connect 
to existing road 

network = 5 
Connection to 
existing road 
network = 3 

Compatible = 4 
Non compatible 

= 8 

Slope > 15% = 
10 

Slope 15%-
10%= 6 

Slope < 10% = 
2 

Within DWC = 
10 

Outside of 
Drinking 

catchment = 0 

Affected = 8  
Not affected = 4 

High Biodiversity 
sensitivity = 8 

Moderate 
Biodiversity 

Sensitivity = 4 

Minimal impact 
= 4 

Significant 
impact = 8 

Affected = 8 

Not affected = 
4 

Low 
likelihood 

= 3 

Medium 
likelihood 

= 6 

High 
likelihood 

= 8 

   

1 9 8 7 3 4 2 10 8 8 0 8 0 67 Whitton Road Candidate Area 

2 3 3 7 6 4 6 0 4 4 4 8 3 52 
North Molong Road 
Entrance Candidate Area 

3 3 3 9 8 4 10 0 4 8 8 8 8 73 
South Broken Shaft 
Creek Constrained 

4 3 3 3 5 4 2 0 4 4 8 8 3 47 
Lower North 
Corridor Candidate Area 

5 3 3 3 3 8 6 0 4 0 0 4 0 34 Ophir Road 1 Undeveloped 
residential land 

6 3 3 7 8 4 6 10 8 4 0 8 3 64 Lucknow Candidate Area 

7 9 3 3 3 4 2 0 4 0 0 4 0 32 Leeds Parade Candidate Area 

8 3 3 9 5 8 6 0 4 8 8 8 3 65 Thompson Road Constrained 

9 9 3 8 8 8 6 10 4 8 8 8 3 83 NDR South Constrained 

10 3 3 9 8 8 2 10 4 8 8 8 3 74 The Escort Way 1 Constrained 

11 3 3 9 8 8 2 10 4 4 0 8 3 62 The Escort Way 2 Constrained 

12 3 3 9 8 8 2 10 8 0 4 8 0 63 Canobolas Road Constrained 

13 9 8 9 8 8 6 0 4 8 0 8 0 68 Icley Road Constrained 

14 3 3 5 6 4 6 0 4 0 0 8 3 42 Northern Molong 
Road Entrance Candidate Area 

15 3 3 3 3 4 2 0 4 8 4 8 0 42 Upper North 
Corridor Candidate Area 

16 3 3 9 7 8 2 10 8 0 8 8 0 66 Pinnacle Road 1 Constrained 

17 3 3 9 7 8 2 10 8 4 0 8 0 62 Pinnacle Road 2 Constrained 

18 3 3 7 8 8 10 0 4 8 8 8 3 70 

Broken Shaft 
Creek/Murphys 
Lane  Constrained 

19 3 3 9 8 8 10 0 4 8 8 8 3 72 
North Broken Shaft 
Creek Constrained 

20 9 3 6 5 8 10 0 4 8 0 8 3 64 
Lower North 
Orange 

Candidate Area – 
northern portion 

21 3 3 3 3 4 2 0 4 0 0 4 0 26 Borrodell Drive 
Undeveloped 
residential land   

22 9 8 8 5 8 6 10 4 8 0 8 3 77 
Perc Griffith 
Way/NDR 

Constrained except 
south western portion 

23 9 8 8 5 8 6 0 4 0 0 4 0 52 Trotting Track site Candidate Area  

24 3 8 8 5 4 2 10 4 0 0 8 0 52 Lone Pine Avenue 
Undeveloped 
residential land 

25 3 8 9 5 4 2 0 4 0 0 4 8 47 Ophir Road 2 Undeveloped 
residential land 

26 
3 8 5 7 4 2 0 4 0 4 4 0 41 Phillip Street Undeveloped 

residential land 

27 9 8 9 7 8 2 10 8 4 4 8 0 77 Bargwana Road Constrained 

Numerical weighting from 1 to 10      
Score less than 60 = Identified as candidate area or undeveloped residential land      
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Over 120 considered constrained and unsuitable for future housing development  
Site commentary 
   

Site Comments 

1 Whitton Road – Candidate Area - refer to section 8.4 for analysis. 
2 North Molong Road Entrance – Candidate Area - refer to section 8.4 for analysis. 
3 South Broken Shaft Creek – due to a combination of constraints (biodiversity, steep/undulating topography, riparian corridors) and being separated from footprint of urban scale residential development the site would only be difficult and costly to service. Achieving a reasonable density to 

pay for the infrastructure is not considered feasible at this time. Deferral of the site to a future strategy review will also limit fragmentation of agricultural lands and preserve primary production in the interim. 
4 Lower North Corridor – Candidate Area - refer to section 8.4 for analysis. 
5 Ophir Road 1 – currently zoned some potential to increase yield dependent upon detailed analysis as part of separate Planning Proposal – included in Table 9-1 as “outer infill area” 

6 Lucknow – Candidate Area - refer to section 8.4 for analysis. 
7 Leeds Parade – Candidate Area - refer to section 8.4 for analysis. 
8 Thompson Road – distance from established urban fabric indicates site would be cost prohibitive to develop at this time. Additionally location on the highway would need further analysis and urban design parameters to ensure visual entrance to Orange remains appropriate. Site deferred to 

a future strategy review and likely to depend on other sites in Molong Road developing in order to make extension of services feasible. 
9 NDR South – distance from established urban fabric and being situated in the water catchment indicates development would be cost prohibitive and create an unnecessary risk to City’s water supply. Location at the NDR turnoff from the Mitchell Highway would require strict urban design 

controls to ensure the main eastern entrance to Orange is not unduly compromised. Separation from urban footprint would also fragment agricultural lands, reduce primary production and generate expectations among other water catchment landowners that this constraint is not significant. 
10 The Escort Way 1 – Distance from established urban fabric and relatively small yield indicates this site would be on more expensive to service than other sites selected. If developed would potentially isolate agricultural lands to the east, which would then have urban development to the 

west and large lot residential to the east. Any future strategy review would need to consider this site in conjunction with the lands between it and the urban footprint – potential for large lot residential owners to resist intensification 
11 The Escort Way 2 – Same issues as for site 10. The relative isolation of sites 10 and 11 from the City would hinder the extension of some facilities like cycleways and pedestrian linkages, thus the need to consider in conjunction with the intervening lands. Additionally both site 10 and 11 

have potential to impact on the visual approach to Orange along the Escort Way, which would require urban design parameters. 
12 Canobolas Road – Site is located on Biophysical Strategic Agricultural Land (BSAL) and is positioned just beyond the recently zoned Towac Equine Precinct (TEP). The TEP is based on a horse-owning large lot estate concept of 2ha blocks as a transition area between urban and 

agricultural lands. The EOI submission indicated a subdivision for generic 2ha lifestyle lots – this has the potential to conflict with the TEP in terms of resident expectations and the low yield from the site is not required at this time. A future strategy review could consider an expansion of the 
TEP if warranted (i.e. if the TEP proves popular) on the basis that additional lots have the same horse-owning focus. Development of this site without such a focus would hinder expansion to the TEP potentially cutting off this new sector. 

13 Icley Road – similar to site 9 this site is located within the drinking water catchment and is not contiguous with the urban footprint. Represents an unnecessary risk to City’s water supply and exposure to the NDR would need urban design provisions. Likely to fragment agricultural lands, 
reduce primary production and isolate lands to the west (similar issue to sites 10 and 11) 

14 Northern Molong Road Entrance – Candidate Area - refer to section 8.4 for analysis. 
15 Upper North Corridor – Candidate Area - refer to section 8.4 for analysis. 
16 Pinnacle Road 1 – similar to site 12 with the addition of a significant riparian corridor through the centre. Potential supply is not required at this time and the site should be held back. A future strategic review may, depending on the success and demand for Towac Equine Precinct (TEP) 

style development, consider the site for potential expansion of the TEP (2ha horse-owner focus etc). Site is not contiguous with urban fabric although in proximity to Shiralee, As Shiralee reaches completion a future strategic review may revisit this site for urban expansion, however being 
located in Biophysical Strategic Agricultural Land (BSAL) suggests this to be unlikely. 

17 Pinnacle Road 2 – has a similar relationship to Shiralee as site 16 (but is not related to the TEP). Site is also in the BSAL area and would represent unnecessary fragmentation of agricultural land. While Hawke Lane is narrow it is positioned at the base of a steep slope such that it does 
provide a reasonable buffer to agricultural land to the south. As such breaching across Hawke Lane should be avoided, especially in a piecemeal fashion. Not anticipated to be needed for the life of this strategy. 

18 Broken Shaft Creek/Murphys Lane – partially accepted in Candidate Area – refer to section 8.4 for analysis. Remainder of site not selected owing to issues outlined for site 3. Overall the site is not suited to urban scale development without substantial infrastructure investment. Supply is not 
required at this time a future review of the strategy (towards the end of the strategy horizon) could revisit the entirety of Broken Shaft Creek but would need a significant amount of detailed planning to be feasible. 

19 North Broken Shaft Creek – similar to site 18 but located further away from urban fabric. Could be reviewed as and when the Molong Road Candidate Areas develop but is unlikely to be needed for most of this strategies planning horizon. 
20 Lower North Orange – Candidate Area - refer to section 8.4 for analysis. 
21 Borrodell Drive – Isolated site surrounded by large lot residential development. Minimal yield and likely to generate conflict with surrounding large lot residents. Supply not required at this time. Future strategy review could revisit this site if considered in conjunction with neighbouring large 

lot residential land, subject to urban design provisions to protect scenic amenity on this elevated position. 
22 Perc Griffith Way/NDR – Site partially considered for Trotting Track Candidate Area – Refer to section 8.4 for analysis. Remainder of site not considered suitable due to topography. A ridge runs diagonally through the site and the area on the east drains almost directly into the drinking 

water supply. Protection of water quality is a high priority. Additionally the elevated nature of this land means it would have a more pronounced impact on both the entrance to the city and general scenic values. Supply is not required at this time.  
23 Trotting Track site – Candidate Area - refer to section 8.4 for analysis. 
24 Lone Pine Avenue – Site initially suggested within Council, drinking water catchment concerns and alternative potential uses indicate it is not warranted at this time. 
25 Ophir Road 2 – Site has an active historic subdivision approval in place subject to unusual conditions related to lot size, yield and buffers to the waste transfer station. Site is downstream of Suma Park dam and therefore should not be intensified further due to risk of flooding in the event of 

a dam break. Planning proposal could be considered to revisit the existing DA approval and provide for a better design with the same overall yield. 
26 Phillip Street – site is the subject of relatively recent amendments to the LEP that considered the appropriate layout and yield for the site. This resulted in the Phillip Street DCP masterplan which has appropriate responses to the issues of flooding, traffic noise, quarry blasting noise and 

waste transfer station odours. The Phillip Street DCP masterplan should not be abandoned lightly and it is considered unlikely that any review of the DCP would be able to provide more than a token change to overall yield. 
27 Late submission in relation to land at Bargwana Road. – Site is located south of Bloomfield across a number of lots in two clusters.  

 
The location is not contiguous with the established urban footprint. Would be cost prohibitive to service for urban development. Large lot residential development should not be supported as this would intrude into a primary production area, is 
within BSAL lands and is also located in close proximity to Gosling Creek dam creating increased risk to the urban water supply. Would likely also require upgrades of local roads that would further increase costs. Supply is not required in the life 
of this strategy. 
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Appendix D – Candidate areas for new housing – 
Zoning maps and Minimum Lot Size maps 

Short term release  

North Corridor Current Zoning and Minimum Lot Size Maps 
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Whitton Place Current Zoning and Minimum Lot Size Maps 
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Medium to Long Term release 

Trotting Track Current Zoning and Minimum Lot Size Maps 
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Broken Shaft Creek Current Zoning and Minimum Lot Size Maps 
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Molong Road Entrance Current Zoning and Minimum Lot Size Maps 
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North Orange Current Zoning and Minimum Lot Size Maps 
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Leeds Parade Current Zoning and Minimum Lot Size Maps 
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Appendix E – Short term release candidate areas – 
Consistency with Ministerial Directions and SEPP’s 

  



 

 

 

 

 

 

 


