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1. Introduction 

 
TSS Total Surveying Solutions have been engaged on behalf of Hatton Family Property 

Pty Ltd to prepare this application, to accompany a Development Application for a two 

lot Torrens Title subdivision of 18-20 Lucknow Street, Spring Hill being lot 5 of 

Section 4 of DP758921, Crown Plan 1-2195. 

The subject site is situated at the corner of Lucknow Street and Baker Street. The land is 

an approximate area of 2084m². The land comprises of an existing single-storey clad 

residence. 

The proposal will create two Torrens title lots, with the existing dwelling to be located 

on proposed Lot 1 with Lucknow Street Access. The proposed Lot 2 will be accessed 

from Baker Street after the removal of a recent metal garage that is situated in the centre 

of the property. 

This report aims to encompass all the necessary information required to transform this 

proposal to reality. 

• Description of site and context 

• Analysis of site constraints and opportunities 

• Analysis of relevant legislation 

• Suitability of the site 

The consent authority is Orange City Council. 
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1.1 Site Locality and Context 

 

The subject site located on the corner of Lucknow Street and Baker Street in Spring Hill 

NSW 2800. 

The site runs approximately 41m along Lucknow Street and a rear lane and 50m along 

Baker Street, with an approximate area of 2084m². The subject site is bounded with 

fencing along the boundaries, with existing tree plantings and garden beds around the 

dwelling. 

The subject site is reasonably level with an approximate crossfall of 500mm from the 

western boundary to the eastern boundary, the detail survey depicting this is attached in 

Appendix A. The subject land is not burdened by any easements, restrictions or positive 

covenants. 

Existing improvements on the land comprise of 

• Single storey cladded residence. 

• Dilapidated Galvanised shed. 

• Outbuilding 

• Metal garage 
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Informal driveway access 

 
 

 
 

Figure 1: Site Aerial (Source: Nearmaps) 

 

 

Figure 2: Google Street View of Subject Site 
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Figure 3: Google Street view of Subject Site 
 

Figure 4: Adjoining Neighbour to the North (14-16) Lucknow Street 
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Figure 5: Adjoining Neighbour to the East, 17 Baker Street 

 

 

 

 
 

Figure 6: Existing Recent Metal Garage to be removed 
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2. Proposed Development 
 

2.1 Description of Proposed Development 
The proposed development involves the removal of a recent metal garage 

(depicted in Appendix A) as well as subdivision of the existing land to create 

two new Torrens lots as follows. 

 
In regard to trees affected by the subdivision we have attached a site analysis 

(depicted in Appendix C) to identify those trees that will be removed and then 

replaced by those selected from the list provided by council.   

We will be replacing these trees with Acer Negundo (Box Elder maple), 

Betula Pendula (Silver Birch) and Acer Palmatum Japanese Maple we are just 

awaiting our Landscaping plans to confirm the placement of these trees which 

will be attached to our future stages for this property. 

 
The proposed subdivision is attached as Appendix B. 

 

Lot Number Proposed Site 
Area 

Site Improvements 

Proposed Lot 1 1000m² Existing dwelling and an 
additional dwelling proposed. 

Proposed Lot 2 1084m² Two dwellings proposed. 

 

2.2 Details of Proposed Development 
The proposal provides an appropriate opportunity for the future erection of 

houses on the property, subject to necessary approvals being obtained from 

council that will not result in any significant adverse outcomes for the existing 

site. 

 

2.2.1 Access and Traffic 
The proposed additional allotment is not anticipated to result in any adverse 

impacts to the existing area regarding increase in traffic and vehicle movements. 

The increase in vehicle movements is envisaged to be minimal, suitable and to 

be able to be catered for within the existing residential area. 

Access to the proposed sites for 

Lot 1 original house having access from Lucknow Street, future 

developments having access to Baker Street. 

Lot 2 having access from Baker Street. 
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Figure 7: Access via Rear Laneway 

 

 
 

3. Environmental Planning Assessment 

 
3.1 Integrated Development 

 
Section 4.46 of the EP&A Act defines integrated development as 

Development that in order to be carried out requires development consent and one or 

more approvals from different government bodies. 

 

The proposal does not require the consent or approval from other government bodies as 

the development is not integrated development. 

 

3.2 State Environmental Planning Policies (SEPP) 
The State Environmental Planning Policies aims to control the decision-making process 

of councils in regard to issues of state-wise significance. 

The following sections list all potentially relevant SEPPs affecting the proposed site. 
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3.2.1 State Environmental Planning Policy (Resilience and Hazards) 2021 Clause 4.6 of 

the SEPP provides that Council must not consent to the carrying out of 

development unless it has considered whether the land is contaminated and if so, it 

must be satisfied that the land is suitable in its contaminated state (or will be 

suitable after remediation) for the purpose for which the development is to be 

carried out. 

 

The site has no known historical use that would have resulted in contamination of the 

land. Under the circumstances, particularly as the site has been approved for residential 

purposes, it is submitted that there is no need for any further detailed contamination 

investigation/assessment. 

 

3.3 Local Environmental Plan (LEP) Orange Local Environmental Plan 2011 

The proposal aims to deliver the objectives outlined in the Orange Local and 

Environmental Plan 2011-LEP, the following assesses the compliance of the proposal 

with the LEP. 

Table 1-Compliance with LEP 
 

Clause Comment Action 

Required 

1.2 

AIMS OF 

PLAN 

Proposed site is consistent with the aims of 

LEP, as follows. 

• Proposal encourages development that 

complements and enhances unique 

character of Orange and helps to diversify 

the economy. 

 

 • Helps provide a range of housing choices to 

meet population growth. 

 

 • Recognises and values environmental 

heritage, landscape and scenic features of 

Orange. 

 

 Currently applying to have this block subdivided. As 

we progress with our development, we will provide 

all information as requested for future DA’s. 
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2.1 LAND 

USE 

ZONES 

Part 2 of the LEP identifies the subject site to 

be zone RU5-Village. The subject site aims to 

seek Council approval for the 2 lot 

subdivision. The proposal is permitted with 

the consent of Council pursuant to Clause 

2.6 of the LEP. 

The objectives of the Zone RU5-Village, are 

as follows; 

• To provide for a range of land uses, 

services and facilities that are associated 

with a rural village. 

 

 • To enhance  and maintain the unique  

 village character of Lucknow and Spring  

 Hill.  

 This proposal is consistent with objectives of 

zone RU5, to enhance and help facilitate 

additional range of services, and provide more 

land uses within the community of Spring Hill. 

 

4.1 

MINIMUM 

LOT SIZE 

Minimum Lot Size is 1000m² 

Proposal creates lots with areas greater than the 

minimum lot size of 1000m² 

 

 Lot 1 is proposed to be 1000m² 

Lot 2 is proposed to be 1084m² 

 

4.3 

MAXIMUM 

BUILDING 

HEIGHT 

N/A  

4.4 FLOOR 

SPACE 

RATIO 

N/A  
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5.10 HERITAGE 

CONSERVATION 

Spring Hill Heritage Conservation Area 

Significance: Local 

 

 The proposal satisfies the objectives of Clause 

5.10, to conserve the environmental heritage of 

Orange,  and  conserve  areas  and  items  of 

heritage significance. 

 

 No items of heritage significance have been listed 

with the Heritage register as per Part 1 of Schedule 

5 of the LEP 
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LAND 

RESERVATION 

ACQUISITION 

N/A  

7.3 

STORMWATER 

MANAGEMENT 

The proposal will not alter the flow 

characteristics of the site, and hence 

consistent with Clause 7.3 being to 

minimise the impacts of urban stormwater 

 

 on the land.  

7.6 

GROUNDWATER 

Subject site is depicted as having 

Groundwater Vulnerability as is the case 

 

VULNERABILITY for most of Spring Hill.  

 The development does not involve  

 discharge of any waste material, nor  

 ground water extraction, and as such the  

 development is consistent with clause 7.6.  

7.11 ESSENTIAL 

SERVICE 

a) Supply of Water 

An additional water meter will be 

installed to service the proposed new 

 

 lot. 
b) Supply of electricity 

 

 New electricity connections and  

 telecommunications will be provided 

to the new lot in accordance with 

 

 Council standards. 
c) Sewage 

 

 Details of sewer connection to be  

 provided by a suitable qualified  

 person as part of separate application. 
d) Stormwater Drainage 

 

 Proposal of two lots will drain  

 stormwater via gravity fall to existing  

 council drainage system. 
e) Suitable Road Access 

 

 Both proposed lots have sufficient  

 access points as follows. 

• Proposed Lot 1 access Lucknow St. 

• Proposed Lot 2 accessed Baker St. 

 



Page 14 of 21 

Development Application to subdivide and create proposed Lots 1 and 2 of 
DP758921 18-20 Lucknow Street, Spring Hill NSW 2800. 

 

 

 

3.4 Orange Development Control Plan (DCP) 2004 
 

The proposal aims to deliver the objectives outlined in the Orange Development Control 

Plan (ODCP 2004); the following sections provide information on how the proposal 

aims to comply with guidelines set by the Orange DCP. 

Following items are 

 
Table 2-Compliance with Orange DCP 

 

Control Comment Compliance 

2.1 NATURAL 

RESOURCES 

MANAGEMENT 

1. Proposal does not contribute to downstream 

erosion. 

2. Noted for future development. 

3. Noted for future development. 

4. Noted for future development. 

5. Not applicable 

✓ 

2.1 

GROUNDWATER 

ISSUES 

Addressed In Table 1 ✓ 

2.2 SOIL 

RESOURCE 

MANAGEMENT 

N/A ✓ 

2.3 

VEGETATION 

Development complies with the Native Vegetation 

Conservation Act 1997: Noted. The site is zoned 

‘Village’ and under Section 9 (a) of the Act, the Act 

does not apply to that land zoning. 

✓ 

2.4 FLORA AND 

FAUNA 

BIODIVERSITY 

Site is a developed managed urban property and 

does not impact on native habitats. 

See Appendix C 

✓ 

3.1 

CUMULATIVE 

IMPACTS 

Addressed in Table 1 ✓ 
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3.2 SCENIC, 

LANDSCAPE 

AND URBAN 

AREAS 

3.3 ENERGY 

EFFICIENCY 

3.4  

CONSTRUCTION 

AND 

DEMOLITION 

WASTE 

N/A ✓ 

7.7 DESIGN 

ELEMENTS FOR 

RESIDENT 

DEVELOPMENT 

STREETSCAPES 

7.7-1 to 7.7-3 N/A To be addressed as part of any 

future development application for the erection of 

future dwelling on site. 

7.7-6 to 7.7-8 N/A Due to the large size of the 

proposed new lots, the lots will allow for sufficient 

daylight to reach adjoining properties and provide 

sufficient daylight to habitable rooms. 

✓ 

 7.7-9 to 7.7-10 N/A The subject site is not located 

in an area with any significant view corridor, and 

hence  will  not  impact  surrounding  views  of 

neighboring properties. 

 

 7.7-15 Proposed new lots will have sufficient car 

parking spaces. 

 

 7.7-16 N/A. Proposed lots will provide adequate 

space for variety of open space types. 

 

7.14 

DEVELOPMENT 

IN THE 

VILLAGE OF 

SPRING HILL 

1-Low density character of village is to be met with 

proposed lots to be larger than 1000m². See Table 

1 above. 

✓ 

 2,3- N/A  
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 5-New development to be connected to public 

utility services. See table 3 above 

 

12 RURAL 

ENVIRONMENT 

PROTECTION 

ZONE 

N/A ✓ 

13 HERITAGE Site is identified as being in a conservation zone, 

noted on the LEP map as “Conservation Area- 

General”. 

Development conforms with recognised 

conservation principles; proposal is within the 

general conservation zone of Spring Hill. It is also 

adjacent to the Spring Hill public school which is 

item I294 on the heritage items list at schedule 5 of 

the LEP. 

✓ 

 

4. Likely Impacts 

 
4.1 Context and Setting 
Subject land is located in an established residential area, where historic development 

pattern is evidenced by the age and nature of the dwellings in Spring Hill. The majority 

of lots are all of similar size to the proposed subdivision, and hence the development is 

consistent with the context and setting of the local region of Spring Hill. 

 

4.2 Visual Impacts / Streetscape 
The subdivision itself presents no visual impact within the region. The proposed future 

dwelling will be consistent with the objectives of Spring Hill 7.14 and be and 

complement the traditional setbacks of the area. 
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4.3 Traffic, parking and access 

Development will not result in any adverse traffic impacts. The site is well serviced by 

Lucknow Street, Baker Street, and a rear access lane, which will cater for further 

development on the lots. 

 
 

4.4 Environmental Impacts 

The proposal itself will not give rise to any environmental impacts in the locality. 

 
 

4.5 Suitability of the site 

• This proposal is consistent with existing development within the locality. 

• The proposal is consistent with the objectives and development of RU5 zone. 

• Development is within close proximity to Spring Hill Public School and will help 

provide young families with access to local education. 

 
 

4.6 Public Interest 
Due to the low impact nature of the development, the proposal is considered to be 

consistent with the interest of the wider public. 

The proposal is consistent with state and local policies as identified in this report. 

In summary the development is considered satisfactory with regard to Section 

4.15 of the Environmental Planning and Assessment Act 1979. 

 

 

5. Summary 

This Statement of Environmental Effects for the proposal has taken into account. 

• Nature of the proposal. 

• Analysis of the subject site and surrounding locality 

• Analysis of the proposal against the LEP, DCP, SEPP’s and other 
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relevant statutory controls 

This report concludes that the proposal will substantially complement the objectives and 

vision of the Spring Hill village. 

The development will not result in any unsatisfactory impacts within the locality. The 

proposal aims to achieve a positive outcome for the village of Spring Hill. 

It is therefore concluded that the proposed development may be approved, subject to 

appropriate conditions. 
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Appendix A 
Detail Survey by TSS Total Surveying Solutions Pty Ltd 
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Appendix B 
Proposed Subdivision by TSS Total Surveying Solutions Pty Ltd 
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Appendix C 
Site Analysis by Coble Stephens Architects 
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