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Notice is hereby given, in accordance with the provisions of the Local Government Act 1993 
that a PLANNING & DEVELOPMENT COMMITTEE MEETING of ORANGE CITY COUNCIL will be 
held in the COUNCIL CHAMBER, CIVIC CENTRE, BYNG STREET, ORANGE on  Tuesday, 2 
December 2025. 

 
 

Barry Omundson 

CHIEF EXECUTIVE OFFICER 
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1 INTRODUCTION 

MEMBERS  

Cr M McDonell (Chairperson), Cr T Mileto (Mayor), Cr T Greenhalgh (Deputy Mayor), Cr K Duffy, Cr 
G Judge, Cr F Kinghorne, Cr D Mallard, Cr S Peterson, Cr G Power, Cr M Ruddy, Cr J Stedman,  Cr J 
Whitton 
 

1.1 Apologies and Leave of Absence 
 

1.2 Declaration of pecuniary interests, significant non-pecuniary interests and 
less than significant non-pecuniary interests 

The provisions of Chapter 14 of the Local Government Act, 1993 (the Act) regulate the way in 
which Councillors and designated staff of Council conduct themselves to ensure that there is no 
conflict between their private interests and their public role.  

The Act prescribes that where a member of Council (or a Committee of Council) has a direct or 
indirect financial (pecuniary) interest in a matter to be considered at a meeting of the Council (or 
Committee), that interest must be disclosed as soon as practicable after the start of the meeting 
and the reasons given for declaring such interest.  

As members are aware, the provisions of the Local Government Act restrict any member who has 
declared a pecuniary interest in any matter from participating in the discussion or voting on that 
matter, and requires that member to vacate the Chamber.  

/ƻǳƴŎƛƭΩǎ /ƻŘŜ ƻŦ /ƻƴŘǳŎǘ ǇǊƻǾƛŘŜǎ ǘƘŀǘ ƛŦ ƳŜƳōŜǊǎ ƘŀǾŜ ŀ ƴƻƴ-pecuniary conflict of interest, the 
nature of the conflict must be disclosed. The Code of Conduct also provides for a number of ways 
in which a member may manage non pecuniary conflicts of interest.  

RECOMMENDATION 

It is recommended that Committee Members now disclose any conflicts of interest in matters 
under consideration by the Planning & Development Policy Committee at this meeting.  
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2 GENERAL REPORTS 

2.1 Items Approved Under the Delegated Authority of Council 

RECORD NUMBER: 2025/802 
AUTHOR: Ben Hicks, Coordinator Development Assessment      
  

EXECUTIVE SUMMARY 

Following is a list of more significant development applications approved by the Chief Executive 
Officer under the delegated authority of Council. Not included in this list are residential scale 
development applications that have also been determined by staff under the delegated authority 
of Council (see last paragraph of this report for those figures). 

LINK TO DELIVERY/OPERATIONAL PLAN 
¢ƘŜ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴ ƛƴ ǘƘƛǎ ǊŜǇƻǊǘ ǊŜƭŀǘŜǎ ǘƻ ǘƘŜ 5ŜƭƛǾŜǊȅκhǇŜǊŀǘƛƻƴŀƭ tƭŀƴ {ǘǊŀǘŜƎȅ άтΦо tƭŀƴ ŦƻǊ 
ƎǊƻǿǘƘ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ǘƘŀǘ ōŀƭŀƴŎŜǎ ƭƛǾŜŀōƛƭƛǘȅ ǿƛǘƘ ǾŀƭǳƛƴƎ ǘƘŜ ƭƻŎŀƭ ŜƴǾƛǊƻƴƳŜƴǘέΦ 

FINANCIAL IMPLICATIONS 
Nil 

POLICY AND GOVERNANCE IMPLICATIONS 
Nil 

RECOMMENDATION 

That Council resolves to acknowledge the information provided in the report by the Coordinator 
Development Assessment on Items Approved Under the Delegated Authority of Council. 

FURTHER CONSIDERATIONS 

/ƻƴǎƛŘŜǊŀǘƛƻƴ Ƙŀǎ ōŜŜƴ ƎƛǾŜƴ ǘƻ ǘƘŜ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴΩǎ ƛƳǇŀŎǘ ƻƴ /ƻǳƴŎƛƭΩǎ ǎŜǊǾƛŎŜ ŘŜƭƛǾŜǊȅΤ 
image and reputation; political; environmental; health and safety; employees; stakeholders and 
project management; and no further implications or risks have been identified. 

SUPPORTING INFORMATION 
 
Reference: DA 303/2017(3) Determination Date: 6 November 2025 
PR Number PR27555 
Applicant/s: Mr N Farrell 
Owner/s: Polpure Holdings Pty Ltd 
Location: Lot 201 DP 1227253 - 12B Astill Drive, Orange 
Proposal: Modification of development consent - resource recovery facility 

(composting). The modification involved a minor change to the siting and 
size of the approved Stage 2 shelter structure. 

Value: Not applicable 
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Reference: DA 266/2025(1) Determination Date: 24 October 2025 
PR Number PR28644 
Applicant/s: Ms SM Hill 
Owner/s: Ms SM Hill 
Location: Lot 501 DP 1263072 - 37 William Street, Orange 
Proposal: Restaurant or cafe 
Value: Not applicable 

 
Reference: DA 287/2025(1) Determination Date: 14 November 2025 
PR Number PR23401 
Applicant/s: Commins Planview P/L 
Owner/s: Mr LW and Mrs EM Bevan 
Location: Lot 200 DP 1137942 - 7 Huntley Road, Orange 
Proposal: Warehouse or distribution centre and hardware and building supplies 

(alterations and additions) 
Value: $89,300 

 
Reference: DA 302/2025(1) Determination Date: 14 November 2025 
PR Number PR25970 
Applicant/s: Commins PLANVIEW P/L 
Owner/s: Mr CH and Mrs MJ Boardman 
Location: Lot 98 DP 1180866 - 26 Colliers Avenue, Orange 
Proposal: Vehicle Repair Station (ancillary storage shed) 
Value: $56,925 

 
Reference: DA 343/2025(1) Determination Date: 14 November 2025 
PR Number PR30072 
Applicant/s: Mr M Paddison 
Owner/s: Ploughmans Lane Pty Ltd 
Location: Lot 1 DP 1305111 - 1 Clontarf Close, Orange 
Proposal: Dual occupancy, subdivision (two lot Torrens title) and retaining walls 
Value: $821,329 

 
Reference: DA 363/2025(1) Determination Date: 11 November 2025 
PR Number PR9815 
Applicant/s: BP Australia Pty Ltd 
Owner/s: BP Australia Pty Ltd 
Location: Lot 1 DP 998018 - 76-82 Peisley Street, Orange 
Proposal: Business identification signage (illuminated pylon - logo and fuel grade 

pricing) 
Value: $36,004 
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Reference: DA 392/2025(1) Determination Date: 11 November 2025 
PR Number PR7489 
Applicant/s: Bassman Drafting Services 
Owner/s: Ayrdale Pty Ltd 
Location: Lot 1 DP 544211 - 181 March Street, Orange 
Proposal: Depot (change of use, alterations to existing building and front fence) 
Value: $88,000 

 
 

TOTAL NET* VALUE OF DEVELOPMENTS APPROVED BY THE CEO UNDER DELEGATED AUTHORITY 
IN THIS PERIOD:  $1,091,558 

* Net value relates to the value of modifications. If modifications are the same value as the original 
DA, then nil is added. If there is a plus/minus difference, this difference is added or taken out. 
 
 
Additionally, since the November 2025 meeting report period (21 October to 14 November 2025), 
another 16 development applications were determined under delegated authority by other 
Council staff with a combined value of $3,564,600. 
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2.2 Development Application DA 312/2025(1) - 2 Kalkadoon Place 

RECORD NUMBER: 2025/2434 
AUTHOR: Dhawala Ananda, Town Planner      
  

EXECUTIVE SUMMARY 

Application lodged 8 August 2025 

Applicant/s Mr M Pasquali 

Owner/s Dinkum Homes (NSW) Pty Ltd 

Land description Lot 2 DP 1274880 - 2 Kalkadoon Place, Orange 

Proposed land use Secondary Dwelling (shed conversion) 

Value of proposed development $41,500.00 

Council's consent is sought for conversion of an existing detached shed into a secondary dwelling 
at 2 Kalkadoon Place, Orange - Lot 2 DP 1274880.  

The lot currently contains a single storey detached dwelling house and a detached shed with 
access from Kalkadoon Place. The proposal involves alterations and additions to the detached 
shed to convert it to a secondary dwelling.  

The secondary dwelling will contain one bedroom, a bathroom, and a combined kitchen, living and 
dining area, with an internal floor area of approximately 42m². The existing structure will be reclad 
ƛƴ ǘƛƳōŜǊ ŎƭŀŘŘƛƴƎ ǿƛǘƘ ƴŜǿ ŘƻƻǊǎ ŀƴŘ ǿƛƴŘƻǿǎ ƛƴǎǘŀƭƭŜŘΦ bƻ ŎƘŀƴƎŜ ƛǎ ǇǊƻǇƻǎŜŘ ǘƻ ǘƘŜ ōǳƛƭŘƛƴƎΩǎ 
footprint, form or height. 

¢ƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ƴŜƛƎƘōƻǳǊ ƴƻǘƛŦƛŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ǇǳǊǎǳŀƴǘ ǘƻ /ƻǳƴŎƛƭΩǎ /ƻƳƳǳƴƛǘȅ 
Participation Plan 2019 and Schedule 1 of the Environmental Planning and Assessment Act 1979. 
At the completion of the exhibition period two submissions had been received, raising concerns 
relating to building and site design, neighbourhood character, privacy, noise and drainage. 

These matters have been considered in detail in the assessment report. In summary, the shed 
structure is existing and has formed part of the site for some time. Its conversion will not 
introduce new built form or change established relationships with adjoining properties. The single-
storey height, existing boundary fencing and established vegetation maintain acceptable levels of 
visual screening and privacy. 

While the materiality will differ from the surrounding brick dwellings, the shed has always been 
visually distinct, and the recladding works will not create new impacts. Noise associated with the 
development will be typical of residential use, and construction activity will be subject to standard 
conditions. No changes are proposed to the existing stormwater drainage arrangements. 

The proposed development is consistent with the planning provisions applying to the land and the 
nature of the use. It represents a modest and low-impact form of infill housing that makes 
effective use of an existing building with limited physical or environmental impacts. 

Approval is recommended.  
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Figure 1 - locality plan  

DECISION FRAMEWORK 
Development in Orange is governed by two key documents Orange Local Environment Plan 2011 
and Orange Development Control Plan 2004. In addition, the Infill Guidelines are used to guide 
development, particularly in the heritage conservation areas and around heritage items. 

Orange Local Environment Plan 2011 - The provisions of the LEP must be considered by the 
Council in determining the application. LEPs govern the types of development that are permissible 
or prohibited in different parts of the City and also provide some assessment criteria in specific 
circumstances. Uses are either permissible or not. The objectives of each zoning and indeed the 
aims of the LEP itself are also to be considered and can be used to guide decision making around 
appropriateness of development. 

Orange Development Control Plan 2004 - the DCP provides guidelines for development. In 
general, it is a performance based document rather than prescriptive in nature. For each planning 
element there are often guidelines used. These guidelines indicate ways of achieving the planning 
outcomes. It is thus recognised that there may also be other solutions of merit. All design solutions 
are considered on merit by planning and building staff. Applications should clearly demonstrate 
how the planning outcomes are being met where alternative design solutions are proposed. The 
DCP enables developers and architects to use design to achieve the planning outcomes in 
alternative ways. 
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5Lw9/¢hwΩ{ /haa9b¢{ 
The proposal seeks to convert an existing detached shed into a secondary dwelling, 
approximately 42m² in size. The proposal is consistent with the secondary dwelling provisions of 
the State Environmental Planning Policy (Housing) 2021, which seeks to encourage diverse housing 
types and make greater use of existing residential land. 

Notification was undertaken for 14 days, which resulted in two submissions against the proposal. 
Those concerns raised, have been addressed through design and layout, noting that the proposal 
is small in nature and is likely to only increase the occupancy of the site by one or two people. 

The proposed development is consistent with the planning provisions applying to the land and the 
nature of the use. It represents a modest and low-impact form of infill housing that makes 
effective use of an existing building and has limited physical or environmental impacts. Impacts of 
the proposal are further reduced given it is located on a battleaxe allotment and is unable to be 
viewed from the street. 

Based on the above, approval of the development application is appropriate. 

LINK TO DELIVERY/OPERATIONAL PLAN 
¢ƘŜ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴ ƛƴ ǘƘƛǎ ǊŜǇƻǊǘ ǊŜƭŀǘŜǎ ǘƻ ǘƘŜ 5ŜƭƛǾŜǊȅκhǇŜǊŀǘƛƻƴŀƭ tƭŀƴ {ǘǊŀǘŜƎȅ άтΦо tƭŀƴ ŦƻǊ 
ƎǊƻǿǘƘ ŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ǘƘŀǘ ōŀƭŀƴŎŜǎ ƭƛǾŜŀōƛƭƛǘȅ ǿƛǘƘ ǾŀƭǳƛƴƎ ǘƘŜ ƭƻŎŀƭ ŜƴǾƛǊƻƴƳŜƴǘέΦ 

FINANCIAL IMPLICATIONS 
Nil 

POLICY AND GOVERNANCE IMPLICATIONS 
Nil 

RECOMMENDATION 

That Council consents to development application DA 312/2025(1) for Secondary Dwelling (shed 
conversion) at Lot 2 DP 1274880 - 2 Kalkadoon Place, Orange pursuant to the conditions of 
consent in the attached Notice of Approval. 

FURTHER CONSIDERATIONS 
¢ƘŜ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴ ƻŦ ǘƘƛǎ ǊŜǇƻǊǘ Ƙŀǎ ōŜŜƴ ŀǎǎŜǎǎŜŘ ŀƎŀƛƴǎǘ /ƻǳƴŎƛƭΩǎ ƪŜȅ Ǌƛǎƪ ŎŀǘŜƎƻǊƛŜǎ ŀƴŘ ǘƘŜ 
following comments are provided: 

Service/Project Delivery Approval or refusal may affect infrastructure demands, service 
planning or community expectations. 

Financial Decisions may lead to financial implications through infrastructure 
contributions, legal appeals or compensation claims 

Reputation/Political The outcome may attract public or political scrutiny, especially if 
perceived as inconsistent or contentious. 

Environment The application may have environmental impacts - positive or 
negative - depending on the nature of the development. 

Compliance The decision must align with planning legislation, regulation and 
controls and Council policies to avoid legal risk. 

People & WHS Development activities may introduce safety risks for workers, 
residents or the broader community. 

Information Technology/ 
Cyber Security 

Systems used to assess and manage the application must ensure 
data integrity and secure handling of sensitive information 
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SUPPORTING INFORMATION 

THE PROPOSAL 

The proposal involves alterations and additions to the shed to convert it to a secondary dwelling. 
The secondary dwelling is proposed to have a floor area of approximately 42m2 and will contain 
one bedroom, one bathroom and a combined open plan kitchen, living and dining. The secondary 
dwelling is located on a battleaxe lot.  

The proposed site plan and floor plan is shown in Figures 2 and 3 respectively.  

 
Figure 2 - proposed site plan 

 
Figure 3 - proposed floor plan and elevations 
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SITE VISIT  
 

  

  

MATTERS FOR CONSIDERATION 

Section 1.7 - Application of Part 7 of the Biodiversity Conservation Act 2016 and Part 7A of the 
Fisheries Management Act 1994 

Section 1.7 of the EP&A Act identifies that Part 7 of the Biodiversity Conservation Act 2016 
(BC Act) and Part 7A of the Fisheries Management Act 1994 have effect in connection with 
terrestrial and aquatic environments. 

There are four triggers known to insert a development into the Biodiversity Offset Scheme (i.e. the 
need for a BDAR to be submitted with a DA): 

¶ Trigger 1: development occurs in land mapped on the Biodiversity Values Map (OEH) 
(clause 7.1 of BC Regulation 2017); 

¶ Trigger 2: development involves clearing/disturbance of native vegetation above a certain 
area threshold (clauses 7.1 and 7.2 of BC Regulation 2017); or 

¶ Trigger 3: development is otherwise likely to significantly affect threatened species (clauses 
7.2 and 7.3 of BC Act 2016). 
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The fourth trigger (development proposed to occur in an Area of Outstanding Biodiversity Value 
(clause 7.2 of BC Act 2016) is generally not applicable to the Orange LGA; as no such areas are 
known to occur in the LGA. No further comments will be made against the fourth trigger. 

Summary 

The site does not occur within land mapped on the Biodiversity Values map, or it does not reach 
the clearance threshold to trigger requirements for a BDAR. As the proposal does not trigger any 
four requirements for insertion into BOS, a Biodiversity development Assessment Repot is not 
required to be lodged.  

Section 4.15 

Section 4.15 of the Environmental Planning and Assessment Act 1979 requires Council to consider 
various matters, of which those pertaining to the application are listed below. 

PROVISIONS OF ANY ENVIRONMENTAL PLANNING INSTRUMENT s4.15(1)(a)(i) 

Orange Local Environmental Plan 2011 

Part 1 - Preliminary 

Clause 1.2 - Aims of Plan 

The broad aims of the LEP are set out under Subclause 2. Those relevant to the application are as 
follows:  

(a) to encourage development which complements and enhances the unique character of 
Orange as a major regional centre boasting a diverse economy and offering an attractive 
regional lifestyle, 

(b) to provide for a range of development opportunities that contribute to the social, economic 
and environmental resources of Orange in a way that allows present and future generations 
to meet their needs by implementing the principles for ecologically sustainable development, 

(e) to provide a range of housing choices in planned urban and rural locations to meet 
population growth, 

The application is considered to be consistent with the applicable aims of the plan.  

Clause 1.6 - Consent Authority 

This clause establishes that, subject to the Act, Council is the consent authority for applications 
made under the LEP. 
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Clause 1.7 - Mapping  

The subject site is identified on the LEP maps in the following manner: 

Land Zoning Map:  Land zoned R1 General Residential 

Lot Size Map:  No Minimum Lot Size  

Heritage Map:  Not a heritage item or conservation area 

Height of Buildings Map:  No building height limit  

Floor Space Ratio Map:  No floor space limit  

Terrestrial Biodiversity Map:  No biodiversity sensitivity on the site 

Groundwater Vulnerability Map:  Groundwater vulnerable 

Drinking Water Catchment Map:  Not within the drinking water catchment 

Watercourse Map:  Not within or affecting a defined watercourse 

Urban Release Area Map: Not within an urban release area 

Obstacle Limitation Surface Map:  No restriction on building siting or construction 

Additional Permitted Uses Map:  No additional permitted use applies 

Flood Planning Map: Not within a flood planning area 

Those matters that are of relevance are addressed in detail in the body of this report. 

Clause 1.9A - Suspension of Covenants, Agreements and Instruments 

This clause provides that covenants, agreements and other instruments which seek to restrict the 
carrying out of development do not apply with the following exceptions: 

(a) to a covenant imposed by the Council or that the Council requires to be imposed, or 

(b) to any relevant instrument under Section 13.4 of the Crown Land Management Act 2016, or 

(c) to any conservation agreement under the National Parks and Wildlife Act 1974, or 

(d) to any Trust agreement under the Nature Conservation Trust Act 2001, or 

(e) to any property vegetation plan under the Native Vegetation Act 2003, or 

(f) to any biobanking agreement under Part 7A of the Threatened Species Conservation Act 
1995, or 

(g) to any planning agreement under Subdivision 2 of Division 7.1 of the Environmental Planning 
and Assessment Act 1979. 

Council staff are not aware of the title of the subject property being affected by any of the above. 

Part 2 - Permitted or Prohibited Development 

Clause 2.1 - Land Use Zones and Clause 2.3 - Zone Objectives and Land Use Table 

The subject site is located within the R1 General Residential Zone. The proposed development is 
defined as a Secondary Dwelling under OLEP 2011 and is permitted with consent for this zone. This 
application is seeking consent. 
  



 PLANNING & DEVELOPMENT COMMITTEE 

2 DECEMBER 2025 

2.2 Development Application DA 312/2025(1) - 2 Kalkadoon Place 

Page 16 

Clause 2.3 of LEP 2011 references the Land Use Table and Objectives for each zone in LEP 2011. 
These objectives for land zoned R1 General Residential Zone are as follows: 

Objectives of zone R1 General Residential 

¶ To provide for the housing needs of the community. 

¶ To provide for a variety of housing types and densities. 

¶ To enable other land uses that provide facilities or services to meet the day to day needs of 
residents. 

¶ To ensure development is ordered in such a way as to maximise public transport patronage 
and encourage walking and cycling in close proximity to settlement. 

¶ To ensure that development along the Southern Link Road has an alternative access. 

The proposed development will provide for housing needs within the subject area. It is considered 
that the proposal is consistent with the relevant objectives of the zone.  

Part 3 - Exempt and Complying Development 

The application is not exempt or complying development. 

Part 4 - Principal Development Standards 

This part is not applicable to the proposed development as the application does not involve any 
provisions or development standards under this section. 

Part 5 - Miscellaneous Provisions 

Clause 5.4 - Controls Relating to Miscellaneous Permissible Uses 

This clause contains various development standards that apply to specific types of development. 
Relevantly the clause requires:  

Secondary dwellings on land other than land in a rural zone: the total floor area of the dwelling, 
excluding any area used for parking, must not exceed 60m² or 50% of the floor area of the 
principal dwelling (whichever is the greater) 

In this regard the proposed secondary dwelling will comprise a floor area of 42m2 which is 
consistent with this requirement. 

Part 6 - Urban Release Area 

Not relevant to the application. The subject site is not located in an Urban Release Area. 
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Part 7 - Additional Local Provisions 

7.3 - Stormwater Management 

This clause applies to all industrial, commercial and residential zones and requires that Council be 
satisfied that the proposal: 

(a) is designed to maximise the use of water permeable surfaces on the land having regard to the 
soil characteristics affecting onsite infiltration of water 

(b) includes, where practical, onsite stormwater retention for use as an alternative supply to 
mains water, groundwater or river water; and 

(c) avoids any significant impacts of stormwater runoff on adjoining downstream properties, 
native bushland and receiving waters, or if that impact cannot be reasonably avoided, 
minimises and mitigates the impact. 

There is no change to the existing stormwater management of the site. There is no increase in 
hardstand or roofed surfaced as a result of the proposal and therefore post development runoff 
levels will not exceed the predevelopment levels. 

7.6 - Groundwater Vulnerability 

This clause seeks to protect hydrological functions of groundwater systems and protect resources 
from both depletion and contamination. Orange has a high water table and large areas of the LGA, 
ƛƴŎƭǳŘƛƴƎ ǘƘŜ ǎǳōƧŜŎǘ ǎƛǘŜΣ ŀǊŜ ƛŘŜƴǘƛŦƛŜŘ ǿƛǘƘ άDǊƻǳƴŘǿŀǘŜǊ ±ǳƭƴŜǊŀōƛƭƛǘȅέ ƻƴ ǘƘŜ DǊƻǳƴŘǿŀǘŜǊ 
Vulnerability Map. This requires that Council consider: 

(a) whether or not the development (including any onsite storage or disposal of solid or liquid 
waste and chemicals) is likely to cause any groundwater contamination or have any adverse 
effect on groundwater dependent ecosystems, and 

(b) the cumulative impact (including the impact on nearby groundwater extraction for potable 
water supply or stock water supply) of the development and any other existing development 
on groundwater. 

Furthermore, consent may not be granted unless Council is satisfied that: 

(a) the development is designed, sited and will be managed to avoid any significant adverse 
environmental impact, or 

(b) if that impact cannot be reasonably avoided - the development is designed, sited and will be 
managed to minimise that impact, 

(c) if that impact cannot be minimised - the development will be managed to mitigate that 
impact. 

The proposal is for residential development and is not anticipated to involve the discharge of toxic 
or noxious substances and is therefore unlikely to contaminate the groundwater or related 
ecosystems. The proposal does not involve extraction of groundwater and will therefore not 
contribute to groundwater depletion.  
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Clause 7.11 - Essential Services 

Clause 7.11 applies and states: 

Development consent must not be granted to development unless the consent authority is satisfied 
that any of the following services that are essential for the proposed development are available or 
that adequate arrangements have been made to make them available when required: 

(a) the supply of water, 

(b) the supply of electricity, 

(c) the disposal and management of sewage, 

(d) storm water drainage or onsite conservation, 

(e) suitable road access. 

In consideration of this clause, all utility services are available to the land and adequate for the 
proposal. 

STATE ENVIRONMENTAL PLANNING POLICY (HOUSING) 2021 

Chapter 3 Diverse housing 

Part 1 Secondary dwellings 

52 Development may be carried out with consent 

(1) Development to which this Part applies may be carried out with consent. 

(2) Development consent must not be granted for development to which this Part applies 
unless - 

(a) no dwellings, other than the principal dwelling and the secondary dwelling, will 
be located on the land, and 

(b) the total floor area of the principal dwelling and the secondary dwelling is no 
more than the maximum floor area permitted for a dwelling house on the land 
under another environmental planning instrument, and 

(c) the total floor area of the secondary dwelling is - 

(i) no more than 60m2, or 

(ii) if a greater floor area is permitted for a secondary dwelling on the land 
under another environmental planning instrumentτthe greater floor area. 

In relation to the clause 52(1) of the SEPP (Housing) 2021, consent is sought for the development 
of a secondary dwelling by converting the existing shed/garage within the R1 General Residential 
zone. 

In relation to Clause 52(2) of the SEPP (Housing) 2021, the proposed development, upon 
completion, will comprise only the principal dwelling and the secondary dwelling. The total floor 
area of the proposed secondary dwelling is 42m², which is well within the maximum permissible 
floor area of 60m². 

The proposal satisfies the requirements of Clause 52 of the SEPP (Housing) 2021, and as such, the 
development is considered acceptable with respect to this provision. 
  



 PLANNING & DEVELOPMENT COMMITTEE 

2 DECEMBER 2025 

2.2 Development Application DA 312/2025(1) - 2 Kalkadoon Place 

Page 19 

STATE ENVIRONMENTAL PLANNING POLICY (RESILIENCE AND HAZARDS) 2021 

Chapter 4 - Remediation of Land 

4.6 - Contamination and Remediation to be Considered in Determining Development 
Application 

(1) A consent authority must not consent to the carrying out of any development on land unless: 

(a) it has considered whether the land is contaminated, and 

(b) if the land is contaminated, it is satisfied that the land is suitable in its contaminated 
state (or will be suitable, after remediation) for the purpose for which the development 
is proposed to be carried out, and 

(c) if the land requires remediation to be made suitable for the purpose for which the 
development is proposed to be carried out, it is satisfied that the land will be 
remediated before the land is used for that purpose. 

The proposed development is located within an established residential area. The structure was 
previously used for storage associated with the residential use of the land. Council is not aware of 
any activities on the site that may have resulted in contamination. On this basis, no further 
investigation is considered necessary, and the site is regarded as suitable for the proposed 
development. 

PROVISIONS OF ANY DRAFT ENVIRONMENTAL PLANNING INSTRUMENT THAT HAS BEEN PLACED 
ON EXHIBITION 4.15(1)(a)(ii) 

There are no draft Environmental Planning Instruments currently on exhibition that relate to the 
subject land or proposed development. 

DESIGNATED DEVELOPMENT 

The proposed development is not designated development. 

INTEGRATED DEVELOPMENT 

The proposed development is not integrated development. 

PROVISIONS OF ANY DEVELOPMENT CONTROL PLAN s4.15(1)(a)(iii) 

Orange Development Control Plan 2004 

The Orange Development Control Plan 2004 (ODCP) applies to the site (Part 7). An assessment of 
the development against the relevant Planning Outcomes will be undertaken below. 
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DCP 07 - Development in Residential Areas 

 

The proposed development aligns well with the planning outcomes. The secondary dwelling is 
reuse of an existing building present within the streetscape, this supports the preservation of the 
streetscape's character and contributes positively to the broader neighbourhood ambiance.  

The secondary dwelling is accessible from Kalkadoon Place.  

 

The proposed secondary dwelling is single-storey and consistent with the prevailing built form in 
the locality. Although the materiality differs from the surrounding brick and tile dwellings, this is a 
characteristic of the existing outbuilding, and the recladding will improve its appearance. 

The proposed secondary dwelling does not face the street but is accessible via the driveway to 
Kalkadoon Place. The secondary dwelling is located on a battleaxe lot. 

The existing garage is maintained for the primary dwelling and the access to Kalkadoon Place via 
driveway remains.  

 

The proposed secondary dwelling will be contained within the existing shed on the site, which is to 
be converted for residential use. The existing building setbacks will be retained. 
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The principal dwelling located on the battleaxe lot has established side, rear and front fences and 
a mailbox.  

No new boundary fences or fencing between principal and secondary dwellings are proposed.  

ENERGY EFFICIENCY 

/ƻǳƴŎƛƭΩǎ 9ƴŜǊƎȅ {ƳŀǊǘ IƻƳŜǎ /ƻŘŜ ƛǎ ŘŜŜƳŜŘ ǘƻ ŦƻǊƳ ǇŀǊǘ ƻŦ ǘƘƛǎ 5/tΦ ¢ƘŜ 9ƴŜǊƎȅ {ƳŀǊǘ IƻƳŜǎ 
Code endeavours to optimise naturally comfortable housing with reduced energy consumption. 
This approach maximises environmental benefits and minimises energy costs for residents. 

A BASIX Certificate has been prepared. The proposed dwelling will comply with the relevant 
provisions in respect of water, thermal comfort and energy. The proposed development is 
ŎƻƴǎƛŘŜǊŜŘ ǎŀǘƛǎŦŀŎǘƻǊȅ ƛƴ ǘŜǊƳǎ ƻŦ /ƻǳƴŎƛƭΩǎ 9ƴŜǊƎȅ 9ŦŦƛŎƛŜƴŎȅ /ƻŘŜΦ   

 

The proposed secondary dwelling is identified to be within the visual bulk envelope (VBE) as 
shown in Figures 7 and 8 below. The site coverage is proposed to remain the same as no increase 
in the floor area of any buildings.  
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Figure 4 ς VBE northern elevation  
 

 

Figure 5 ς VBE eastern  elevation  

 

The development does not propose to alter or change the existing fences around the site; it does 
not reduce the amount of daylight that reaches adjoining properties or unreasonably impact upon 
their privacy.  
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The proposed secondary dwelling does not reduce the amount of sunlight afforded to the private 
open space of the dwelling to the east or the existing dwelling within the subject land. This is 
primarily attributed to the fact that the building is existing and that there is no material change to 
its footprint. 

 

Figure 6 - POS 

 

Due to the setting and surrounding development, there are no prominent views or landmarks that 
would be adversely affected by the proposed development. 
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The proposed secondary dwelling includes a bedroom window that faces the private open space 
of the primary dwelling. Due to site constraints, the layout of the secondary dwelling cannot 
feasibly be altered to relocate the bathroom to the west and the bedroom to the east, as this 
would create difficulties in connecting to the existing sewer main. 

The applicant has confirmed that the proposed bedroom window will be fitted with obscure 
glazing to maintain visual privacy between the two dwellings. The living room windows of the 
secondary dwelling are oriented to the east, overlooking its own private open space and not 
directly facing the existing primary dwelling. 

Privacy in relation to neighbours  

The proposed secondary dwelling involves the conversion of an existing shed on the property. The 
adjoining neighbours are located to the north, north-east, and east. The north-eastern and eastern 
neighbours are well separated from the proposed development by existing landscaping and a 1.8-
metre-high boundary fence, which provides adequate screening. 

The northern neighbour will not be adversely affected in terms of visual privacy, as the dwelling is 
situated at a higher finished floor level. Additionally, no windows are proposed along the northern 
elevation of the proposed secondary dwelling.  
 

 

Ambient noise levels are low due to the predominant residential land use pattern. 

The subject site is a battleaxe lot and is not located in close proximity to any major noise 
generating sources.  

The principal and secondary dwellings do not share a wall. 
  



 PLANNING & DEVELOPMENT COMMITTEE 

2 DECEMBER 2025 

2.2 Development Application DA 312/2025(1) - 2 Kalkadoon Place 

Page 25 

 

The site layout is acceptable having regard to the security planning outcomes. The subject lot is a 
battleaxe configuration, and the proposed secondary dwelling does not increase these risks. No 
windows of the dwelling face Kalkadoon Street; however, the layout maintains clear lines of sight 
ǿƛǘƘƛƴ ǘƘŜ ǇǊƛǾŀǘŜ ǇǊƻǇŜǊǘȅΦ ¢ƘŜ ŘŜǎƛƎƴ ŘƻŜǎ ƴƻǘ ƛƳǇŜŘŜ ǊŜǎƛŘŜƴǘǎΩ ŀōƛƭƛǘȅ ǘƻ ƳƻƴƛǘƻǊ ŎƻƳƳǳƴŀƭ 
areas or approaches to dwelling entrances.  

 

The proposal is considered to be satisfactory in this regard. The subject land is located within an 
area serviced by public bus routes.  

 

The proposal is considered satisfactory with respect to circulation design. The subject lot is a 
battleaxe configuration, and the ingress and egress of vehicles will continue to operate in a 
forward direction, consistent with typical manoeuvring arrangements for such lots. Sufficient 
landscaping is provided alongside the driveway, ensuring a functional and visually appropriate 
circulation layout. 
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The primary dwelling provides two undercover car parking spaces in the attached garage. In 
relation to the proposed secondary dwelling, there is adequate space to accommodate an 
additional vehicle on the existing driveway directly in front of the secondary dwelling, ensuring 
sufficient onsite parking for both dwellings. 

 

The secondary dwelling will have direct access from its living area to private open space of 
approximately 30 m², inclusive of a compliant 5m-by-5m useable area. This space is level, clearly 
defined for the exclusive use of the secondary dwelling and capable of functioning as an extension 
of the internal living areas for outdoor living and recreation. 

The principal dwelling retains sufficient private open space in the form of established lawn and 
alfresco areas located adjacent to its main living area. The proposal therefore provides 
appropriate and functional POS for both dwellings in accordance with the planning outcomes. 

 
Figure 7 �t Private open space areas for the principal dwelling (red) and secondary dwelling (green) 
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The site layout provides open space and enhanced landscaped area which contributes positively to 
the character of the streetscape. The proposal does not involve the removal or disturbance of the 
existing and established vegetation within the site.  

The subject site offers existing landscaping, and no additional landscaping is required.  

 

It is proposed that stormwater from the development will continue to be conveyed to the street 
as is presently the situation.  

 

An erosion and sediment control plan are required to be prepared as part of the engineering 
design plans for the development.  
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DEVELOPMENT CONTRIBUTIONS 

Section 7.11 Development Contributions 

Development contributions are applicable to the proposed development, pursuant to Orange 
Development Contributions Plan 2024 (Remainder of LGA) as follows: 

Open Space and Recreation one-bedroom dwelling @ $1,323.37 1,341.61 

Community and Cultural one-bedroom dwelling @ $173.58 175.97 

Roads and Traffic 
Management 

one-bedroom dwelling @ $2,919.83 2,960.10 

Stormwater Drainage  one-bedroom dwelling @ $31.57 33.31 

Plan Preparation and 
Administration 

one-bedroom dwelling @ $133.49 135.33 

TOTAL:  $4,646.32 

The contribution will be indexed quarterly in accordance with Orange Development Contributions 
Plan 2024 - 1 December 2025 ς 28 February 2026 (Remainder of LGA), which may be inspected at 
the Orange Civic Centre, Byng Street, Orange. 

Section 64 Water and Sewer Headworks Charges 

The headworks charges for water, sewer and drainage works apply to the proposal. The 
contributions are based on water supply headworks and sewerage headworks for a 1-bedroom 
dwelling.  

PROVISIONS PRESCRIBED BY THE REGULATIONS s4.15(1)(a)(iv) 

Demolition of a Building (clause 61) 

The proposal involves the demolition of a few existing doors and windows present on shed. A 
condition is attached requiring the demolition to be carried out in accordance with Australian 
Standard AS2601 - 2001: The Demolition of Structures and the requirements of Safe Work NSW. 

Fire Safety Considerations (clause 62) 

The proposal involves a change of building use for an existing building. Council is satisfied that the 
fire protection and structural capacity of the building are appropriate for the proposed new 
building use. Relevant conditions are attached. 

Buildings to be Upgraded (clause 64) 

Upgrading of the building will be required to ensure the existing building is brought into partial or 
total conformity with the Building Code of Australia. Conditions are attached in relation to the 
required upgrading works. 

BASIX Commitments (clause 75) 

A BASIX Certificate has been submitted in support of the proposed development. 
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THE LIKELY IMPACTS OF THE DEVELOPMENT s4.15(1)(b) 

The development has been assessed against the provisions of the OLEP and ODCP, with 
consideration given to matters including vehicular access, parking, privacy, solar access, and 
building and site design. Environmental matters including groundwater vulnerability, stormwater 
management and contamination have also been addressed. 

Construction impacts would be minimal. Any impacts are expected to consist of typical 
construction-related noise and dust, which are temporary in nature, occur within standard 
construction hours, and are managed through conditions of consent.  

The development is not anticipated to result in any perceptible adverse social or economic 
impacts on the locality. The proposal will contribute modestly to local housing supply and 
generate minor, short-term construction-related employment. 

THE SUITABILITY OF THE SITE s4.15(1)(c) 

The development is appropriate for the locality as it is permissible with consent, and the site is 
suitable for occupation by the development as it is located on suitably zoned R1 General 
Residential.  

ANY SUBMISSIONS MADE IN ACCORDANCE WITH THE ACT s4.15(1)(d) 

The proposed development is defined as "notified development" under the provisions of the 
Community Participation Plan. The application was notified for the prescribed period of 14 days 
and at the end of that period two submissions were received in relation to this development.  

! ǎǳƳƳŀǊȅ ƻŦ ǘƘŜ ƛǎǎǳŜǎ ǊŀƛǎŜŘ ƛƴ ǘƘŜ ǎǳōƳƛǎǎƛƻƴǎΣ ŀƭƻƴƎ ǿƛǘƘ /ƻǳƴŎƛƭΩǎ ŀǎǎŜǎǎƳŜƴǘ ǊŜǎǇƻƴǎŜΣ ƛǎ 
provided below. 

Issue: Neighbourhood Character and Architectural Compatibility 

The proposed secondary dwelling is a Colorbond shed, inconsistent with the surrounding brick 
veneer homes. The architectural style does not align with the established residential aesthetics of 
the cul-de-sac. The shed was originally built as a garage and not intended for residential use. The 
design does not contribute to an attractive residential area and disrespects the long-established 
neighbourhood character. 

Assessment Response  

The proposed secondary dwelling at 2 Kalkadoon Place is compatible with the existing character 
and land use of the neighbourhood. Secondary dwellings are a permitted and complementary use 
within the R1 General Residential Zone, and the proposal aligns with the planning intent for this 
area. The structure in question is an existing building located on a battleaxe site, and its 
conversion will not alter the interface with adjoining properties, aside from the recladding of 
external walls.  

Detached ancillary structures/outbuildings are common in the Kalkadoon Place area, and the 
proposed dwelling reflects this pattern. Its location on a battleaxe allotment ensures it remains 
outside the public domain view, preserving the streetscape. The design and siting of the dwelling 
have been carefully considered to avoid overlooking, overshadowing, or visual encroachment on 
neighbouring properties. As such, the proposal will neither detract from nor dominate the 
prevailing-built form and character of the neighbourhood. 
  



 PLANNING & DEVELOPMENT COMMITTEE 

2 DECEMBER 2025 

2.2 Development Application DA 312/2025(1) - 2 Kalkadoon Place 

Page 30 

Issue: Privacy and Proximity Concerns 

¢ƘŜ ǇǊƻǇƻǎŜŘ ŘǿŜƭƭƛƴƎ ƛǎ ǿƛǘƘƛƴ ŀǇǇǊƻȄƛƳŀǘŜƭȅ нƳ ƻŦ ŀ ƴŜƛƎƘōƻǳǊΩǎ ƳŀǎǘŜǊ ōŜŘǊƻƻƳΦ ¢ƘŜ ǊŜŀǊ ǿŀƭƭ 
is only 600mm from the boundary fence. Alfresco area faces directly into neighbouring properties, 
compromising privacy. Increased occupancy will affect the privacy of lawn areas and open spaces 
of surrounding homes. The dwelling is too close to side boundaries, further compromising privacy. 

Assessment Response 

The proposed secondary dwelling has been designed to minimise impacts on neighbouring 
properties. No windows on the rear or northern elevation directly overlook the neighbouring 
private open space. The rear wall, 600mm from the boundary, contains no openings, and the 
west-facing bedroom window will be fitted with obscure glazing. 

¢ƘŜ ƭƛǾƛƴƎ ŀǊŜŀ ƛǎ ƻǊƛŜƴǘŜŘ ǘƻǿŀǊŘǎ ǘƘŜ ǎŜŎƻƴŘŀǊȅ ŘǿŜƭƭƛƴƎΩǎ ƻǿƴ ǇǊƛǾŀǘŜ ƻǇŜƴ ǎǇŀŎŜΣ ŀƴŘ ŜȄƛǎǘƛƴƎ 
1.8m high fencing and landscaping provide additional screening. The development does not 
significantly increase occupancy or adversely impact neighbouring lawns or open space. Overall, 
the design maintains visual privacy and is consistent with relevant planning outcomes. 

Issue: Noise and Amenity Impacts 

Existing residents have caused disturbances between 11:30pm and 1:30am. Outdoor entertaining 
is likely to generate excessive noise. The alfresco area directly faces neighbouring homes, 
amplifying noise concerns. 

Assessment Response  

The development is consistent with typical residential use, and no unusual or excessive noise-
ƎŜƴŜǊŀǘƛƴƎ ŦŜŀǘǳǊŜǎ ŀǊŜ ǇǊƻǇƻǎŜŘκŜȄǇŜŎǘŜŘΦ ¢ƘŜ ƭƛǾƛƴƎ ǊƻƻƳ ƛǎ ŦŀŎƛƴƎ ǘƘŜ ǎŜŎƻƴŘŀǊȅ ŘǿŜƭƭƛƴƎΩǎ 
private open space rather than directly facing neighbouring properties. Existing 1.8m high fencing 
and landscaping will provide visual and acoustic screening. 

Issue: Site Layout, Access, and Overcrowding 

The site is a battleaxe block with limited usable space. Approximately 150m² of the site is 
dedicated to driveway, reducing effective site coverage. Communal exterior areas may become 
overcrowded. The 38m inclined driveway is not pedestrian-friendly and passes close to existing 
residences. Parking is already limited, and the new dwelling may worsen congestion and 
pedestrian safety. 

Assessment Response  

The proposed secondary dwelling has been designed to suit the constraints of the battleaxe lot 
while maintaining functional site layout and safe access. Although a large portion of the site is 
allocated to the driveway, sufficient private open space remains for both dwellings, and communal 
areas are appropriately scaled to avoid overcrowding. 

The driveway design ensures safe vehicular access, and existing landscaping provides separation 
from neighbouring properties. Adequate onsite parking is available, including two spaces for the 
primary dwelling and an additional driveway space for the secondary dwelling, maintaining 
parking capacity without impacting surrounding streets. The proposal is consistent with typical 
battleaxe lot arrangements and does not create unreasonable pedestrian or vehicular safety risks. 
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Issue: Environmental and Drainage Concerns 

Increased building footprint may hinder natural stormwater infiltration. Potential for localised 
flooding due to reduced permeable surface area. 

Assessment Response  

The proposed secondary dwelling retains sufficient landscaped areas to allow natural stormwater 
infiltration. Stormwater will connect to the existing drainage system, ensuring no increased risk of 
flooding to neighbouring properties. 

PUBLIC INTEREST s4.15(1)(e) 

The proposal will not be inconsistent with any policy statement, planning study or guideline that 
has not been considered in this assessment. There are no aspects of the proposal that will be 
contrary to the welfare or well-being of the general public. 

INTERNAL REFERRAL ADVICE  

The requirements of the Environmental Health and Building Surveyor and the Engineering 
Development Section are included in the attached draft Notice of Determination. 

SUMMARY 

The proposed development is permissible with the consent of Council. The proposed development 
complies with the relevant aims, objectives and provisions of Orange LEP 2011 (as amended) and 
DCP 2004. A Section 4.15 assessment of the development indicates that the development is 
acceptable in this instance. Attached is a draft Notice of Approval outlining a range of conditions 
considered appropriate to ensure that the development proceeds in an acceptable manner. 
 

ATTACHMENTS 
1 Draft Notice of Determination, D25/139739ᶓ  
2 Plans, D25/136662ᶓ  
3 Submissions (redacted), D25/136661ᶓ  
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