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Summary 
 
Bennell and Associates has been engaged by Clarence Valley Council to prepare a Planning 
Proposal report for the rezoning of 2 Spring Street, South Grafton from ‘SP3 Tourist’ to ‘B5 
Business Development’. The site was created as a public reserve in 1961 and a Tourist 
Information Centre was established on the site in 1990. The land is located at South Grafton 
within the extensive Clarence River floodplain and is approximately 600m from the South 
Grafton Town Centre and 2km from the Grafton City Centre. 
 
The land is an irregular shaped allotment with a 51.8m frontage to Spring Street, a 102.5m 
frontage to the Big River Way/Charles Street (Gwydir Highway), a 39.5m frontage to the car 
parking area to the rear (i.e. west) and a 50.4m frontage to the property to the north (i.e. 
“McDonalds” restaurant). The land has an area of 3,418m2 and is generally flat with a slight 
rise from the east to the west with elevations generally 4.0m Australian Height Datum (AHD) to 
4.5m AHD. 
 

The Tourist Information Centre building is a single storey building that accommodated a 
theatrette, public space, office, store, verandah and amenities. An artificial decorative pond, 
picnic shelter, seating areas, lawn areas and ornamental trees also exist on the land. The site 
currently features a shared access and car parking arrangement with the adjoining property 
(McDonalds restaurant) and access to the sites are shared through rights of carriageway 
which currently cover the existing access roadways. A right of carriageway also includes 
shared access to 20 off-street carparking spaces to the rear of the property. 
 
The land uses in the locality are in accordance with the prevailing zoning provisions with the 
Special Uses zone applying to the former highway and railway corridors (i.e. SP2 zone) and 
the subject land and adjoining car park (i.e. SP3 zone); the Recreation zone (i.e. RE1 zone) 
applying to the parklands to the west, southwest and southeast;  and the Business zone ( i.e. 
B5 zone) applying to the balance of the area. The area is dominated by automotive related 
uses with service stations, fast food outlets and bulky goods outlets being the dominant land 
uses.  
 

Alternative zones considered for the subject land included residential, industrial, environmental 
and waterway zonings. The high noise levels, dislocation from community services and 
facilities and general amenity of the site rules out consideration for residential purposes. The 
use of the land for industrial purposes is ruled out on the basis of the incompatibility with the 
surrounding uses and the option for such development in other industrial parks and areas in 
the Local Government Area. The zoning for environmental management or conservation or 
waterways is ruled out on the basis of the absence of any significant biodiversity values or 
other environmental values to warrant such a zoning.  
 
Other alternatives to zoning the land for business purposes would be the retention of the 
existing special uses zone or zoning the land for recreational purposes. Retention of the 
special uses zone would rely on finding a suitable public use for the site. The Clarence Valley 
Cultural Strategic Plan 2018-2022 indicates that sufficient spaces and venues exist to serve 
the population in the future and proposes the consolidation of facilities and services and 
encouraging initiatives that grow usage of existing multi-purpose venues, parks and creative 
spaces. No alternative community uses have been identified for the site. Similarly, the use of 
the land for recreation purposes is not considered to be in keeping with Council’s Open Space 
Strategic Plan 2012. The Plan notes that there are a large number of small open spaces, and 
a small number of larger open spaces and acknowledges that ideally this should be the 
opposite with larger open spaces and less smaller spaces.  
 
For Grafton the growth in open space demand is seen as being provided by expansion of the 
existing sporting complex over adjoining farmland. The subject premises could provide for a 
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pocket park/playground but this is considered inappropriate given the directions under the 
Strategic Plan and opportunity for such a park/playground in a more suitable location should 
the demand warrant in the future; the nearby JJ Lawrence Fields which are closer to 
residential areas would be more suitable. 
 
In light of the above, the zoning of the land to B5 Business Development represents the most 
suitable and compatible zoning and represents a logical extension of this zone in keeping with 
the surrounding area. 
 

 
 

Proposed zoning 
 

The land is a relatively flat parcel of land located in a highly urbanised environment. The likely 
environmental effects associated with the planning proposal relate to potential flood impacts, 
soil contamination impacts, water quality impacts and scenic quality impacts. These effects 
can be satisfactorily managed under the existing controls under Local Environmental Plan 
2011 and the supporting Development Control Plan 2011; it being noted that the site and soil 
investigations have found that the land is not contaminated. It is to be noted that the soil 
testing showed that the site is suitable for a business zoning but further testing of the pond for 
heavy metals is recommended. 
 

The redevelopment of the site under the business zoning has potential for development with a 
capital cost in the order of $3-5million and can potentially provide for 70-80 construction job 
opportunities and 50 post construction job opportunities. In terms of cultural impacts, it is noted 
that the land does not support a listed heritage item is not located in a heritage conservation 
area and has no identified European heritage values. No Aboriginal items or places have been 
found to exist on nor near the site. 
 
The land is provided with all the necessary services (i.e. water, sewerage, 
telecommunications, electricity and drainage) and the Traffic Impact Assessment has 
demonstrated that the likely development under the proposed zoning will have no significant 
impact on the safety and efficiency of the road network.  
 
The proposed rezoning of the land to B5 Business Development is consistent with the North 
Coast Regional Plan, Council’s local strategies, the relevant State Policies and Ministerial 
Directions that apply to rezoning. The rezoning of the land to B5 Business Development 
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represents the most logical zoning for the land in keeping with the surrounding area and 
allowing the delivery of positive socio-economic benefits. 
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Section 1 
 

Preliminary 
 
Bennell and Associates has been engaged by Clarence Valley Council to prepare a Planning 
Proposal report for the rezoning of 2 Spring Street, South Grafton from SP3 Tourist to B5 
Business Development. The real property description of the land is Lot 2 in Deposited Plan No 
839420. 
 
1.1 Context 
 
This planning proposal constitutes a document referred to in Section 3.33 of the Environmental 
Planning and Assessment Act 1979. It has been prepared in accordance with the Department 
of Planning and Environment’s “A guide to preparing planning proposals” (December 2018).  A 
gateway determination under Section 3.34 of the Act is requested. 
 
1.2 Subject Land  
 
This planning proposal applies to No.2 Spring Street, South Grafton (Lot 2, DP 839420) as 
identified in the Site Identification plan below (Figure 1). The land is located at South Graton 
within the extensive Clarence River floodplain and is approximately 600m from the South 
Grafton Town Centre and 2km from the Grafton City Centre.  
 
The land is an irregular shaped allotment with a 51.8m frontage to Spring Street, a 102.5m 
frontage to the Big River Way/ Charles Street (Gwydir Highway), a 39.5m frontage to the car 
parking area to the rear (i.e. west) and a 50.4m frontage to the property to the north (i.e. 
“McDonalds” restaurant). The land has an area of 3,418m2 and is generally flat with a slight 
rise from the east to the west with elevations generally 4.0m Australian Height Datum (AHD) at 
the Spring Street frontage and 4.5m AHD at the western boundary. 
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Figure 1: Locality Sketch (site identification) 
 
The site currently features a shared access and car parking arrangement with the adjoining 
property (McDonalds restaurant, including a drive through facility); this land is Lot 1 DP 
839420. The shared vehicular access relies on a one-way traffic movement from the Spring 
Street entry and exit driveways. Access to the sites are shared through rights of carriageway 
which currently cover the existing access roadways. A right of carriageway also includes 
shared access to 20 off-street carparking spaces on Lot 1 DP 839420.  
 
The site was created as a public reserve in 1961 and a Tourist Information Centre was 
established on the site in 1990. The Information Centre building is a single storey building that 
accommodated a theatrette, public space, office, store, verandah and amenities; the Centre 
included the establishment of the artificial decorative pond that exists on the site.  A picnic 
shelter, seating areas, lawn areas and ornamental trees also exist on the land.  
 
The land is burdened by a variable width (generally 5.15m wide) right of carriageway presently 
occupied by an access driveway on the northern side of the property and is benefitted by a 
right of carriageway on the southern side of the property occupied by a parking area ; refer to 
Appendix 7 for the Deposited Plan details. The land is also subject to an easement for signage 
occupied by a “Mc Donald’s pylon sign in the south eastern extremity of the property.   
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Figure 2: Aerial Photo 
 
 
 
1.3 Current Zoning and Use 
 
The land is currently zoned SP3 Tourist under Clarence Valley Local Environmental Plan 
(LEP) 2011; refer to Figure 3.  
 
As stated above, the site is the location of the former Grafton Visitor Information Centre and 
has been vacant since Council’s Tourism Information Services ceased operation from this site 
in January 2018. The site is located in a highly urbanised environment that includes the former 
Pacific Highway (now Big River Way) to the immediate south, the North Coast Railway Line to 
the west and a range of highway service uses surrounding the site. The land use survey in 
Figure 4 describes the range of uses in the immediate locality of the subject land.  
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Figure 3: Current Zoning 

 

 
Figure 4: Land Use Mix in Locality 

 
 
 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 12 of 163 
 

Ordinary Council Meeting Page 25 of 176 

  

 

revised planning proposal 2 spring st august 2021.doc 11  

The land uses in the locality are in accordance with the prevailing zoning provisions with the 
Special Uses zone applying to the former highway and railway corridors (i.e. SP2 zone) and 
the subject land and adjoining car park (i.e. SP3 zone); the Recreation zone (i.e. RE1 zone) 
applying to the parklands to the west, southwest and southeast;  and the Business zone ( i.e. 
B5 zone) applying to the balance of the area. The area is dominated by automotive related 
uses often found in regional Cities and towns with service stations, fast food outlets and bulky 
goods outlets being the dominant land uses.  
 
The nature of the surrounding environment lends itself to land uses that benefit from high 
exposure to passing trade; that are tolerable of noise from both the road traffic and railway 
traffic; that require relatively large areas for parking, loading and general manoeuvring of 
vehicles; and that have good access to transport links. 
 
 

1.4 Background 

 
The land is classified as “operational” land under section 26 of the Local Government Act 
1993. Further details of the public land reclassification process and of existing interests are 
provided below: 
 
1. The land was reclassified from community to operational by Amendment No 14 to Grafton 

LEP 1988 which was gazetted on 28 June 1996; a copy of Amendment No 14 is at 
Appendix 9. 

2. A public hearing on the reclassification was held on 4 April 1996. No members of the public 
attended the public hearing. 

3. Details of existing interests on the land include: 
(a) Right of carriageway appurtenant to the land above described affecting the part 

designated (A) in DP 839420 
(b) Right of carriageway affecting the part designated (B) in DP 839420  
(c) Easement for signage affecting the part designated (A) in DP 265061? 

 
All of the above interests are proposed to remain.  
 
A Certificate of Title (CT) for DP 839420 dated 12 August 2021 also features a notation in 
relation to DP1218910 being a Plan of Acquisition (Roads Act, 1993). A copy of the CT is at 
Appendix 9. A letter from Transport Roads and Maritime Services (RMS) dated 9 April 2018 
advises that “RMS will not be proceeding with the acquisition part of Lot 2 in Deposited Plan 
839420. The registered plan - DP 1218910 is no longer required for the proposed upgrade of 
the Grafton Bridge Project”. Hence, this interest in the land is extinguished. 
 

Council resolved at its meeting on 19 September 2017, in committee of the whole, to list Lot 2 
DP 839420 for sale by auction.  
 
Council resolved on 28 July 2020 to appoint an independent party to prepare a Planning 
Proposal to rezone the subject land to B5 Business Development. As stated above, the site is 
the location of the former Grafton Visitor Information Centre and has been vacant since 
Council’s Tourism Information Services ceased operation from this site in January 2018.  
 
The property has been identified as surplus to Council’s needs and is proposed to be disposed 
through sale under Council’s property rationalisation program; the property has been on the 
market since late 2017. The surrounding area is zoned B5 Business Development and the 
extension of this zone to the subject land is sought by Council. 
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Existing development on site 
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Section 2 
 

Objectives or Intended Outcome 
 
2.1 Objectives  
 
The objectives of the planning proposal are: 

 

• To amend the zoning of the land under the Clarence Valley LEP 2011 to enable a use 
that provides for employment and investment in the local area without impacting on the 
viability of the Grafton commercial centre;  
 

• To enable the land to be developed for uses (i.e. business light industrial) that are 
compatible with the surrounding area and supports the viability of the business centre; 
 

• To provide a land use outcome that allows the land to be used for its best and highest 
use; 
 

• To provide for the improved management of the land by increasing the economic 
viability of the land; and 
 

• To provide for the development of the land in keeping with its environmental and 
servicing capacity. 
 
 
 

2.2  Intended Outcomes 
 
The intended outcomes from the rezoning are: 

 

• That the land will be rezoned under the Clarence Valley LEP 2011 so that is afforded 
the opportunity to be developed for a wider range of land uses; 
 

• That the land will be used for a purpose that is compatible with its gateway setting; 
 

• That the land will be used for a purpose that maximises its potential to provide for 
investment and employment in the local area; 
 

• That the land will be used for a purpose that is within the servicing capacity of the land 
and will not detrimentally impact upon the safety and level of service of the local road 
network; 
 

• That the land will be developed in a manner that will have a neutral to beneficial impact 
upon the natural and built environment; and 
 

• That the land will be sold and the proceeds to be used by Council to improve services 
and facilities in the Local Government Area.  
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Section 3 
 

Explanation of Provisions 
 
 

3.1  Explanation 
 
The proposal is simply for the change in the zoning of the subject land from SP3 Tourist to B5 
Business Development under LEP 2011. This will be achieved by an amending LEP that will 
include a new map for the land showing the land zoned as ‘B5 Business Development’. The 
change in zone will invoke the B5 land use provisions which are detailed in the table below. 
 

Zone B5   Business Development 

 

1   Objectives of zone 

• To enable a mix of business and warehouse uses, and specialised retail premises that require a 
large floor area, in locations that are close to, and that support the viability of, centres. 

• To enable light industrial uses which are compatible with the commercial function of the locality. 

• To support the nearby commercial centre of Grafton without adversely impacting on the viability 
of that centre. 

2   Permitted without consent 
Home-based childcare; Home occupations; Home occupations (sex services) 

3   Permitted with consent 
Boarding houses; Centre-based child care facilities; Dwelling houses; Garden centres; Hardware and 
building supplies; Landscaping material supplies; Liquid fuel depots; Oyster aquaculture; Passenger 
transport facilities; Respite day care centres; Roads; Shop top housing; Specialised retail premises; Tank-
based aquaculture; Warehouse or distribution centres; Any other development not specified in item 2 or 4 

4   Prohibited 
Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Biosolids 
treatment facilities; Boat building and repair facilities; Boat sheds; Camping grounds; Caravan parks; 
Cellar door premises; Cemeteries; Charter and tourism boating facilities; Correctional centres; 
Crematoria; Eco-tourist facilities; Electricity generating works; Exhibition homes; Exhibition villages; 
Extractive industries; Farm buildings; Farm stay accommodation; Forestry; Freight transport facilities; 
Heavy industrial storage establishments; Heavy industries; Helipads; Industrial training facilities; Marinas; 
Mooring pens; Pond-based aquaculture; Port facilities; Recreation facilities (major); Research stations; 
Residential accommodation; Rural industries; Sex services premises; Sewage treatment plants; Vehicle 
body repair workshops; Waste or resource management facilities; Water recreation structures; Water 
storage facilities; Water treatment facilities; Wharf or boating facilities 

 
Clarence Valley LEP 2011 does not impose any floor space ratio limitations, but it does 
include a building height limit for business and other zones. The existing height limit for the 
business zones in this locality is 9m and there is no proposed change to this for the subject 
land; development of the subject land will be subject to a building height limit of 9m.  
 
Any development of the land will be subject to the other relevant provisions of the LEP and the 
more detailed provisions under the supporting Clarence Valley Business Zones Development 
Control Plan (DCP) 2011; the DCP includes, inter alia,  provisions relating to building design, 
landscaping, servicing, access and parking, outdoor advertising, flooding and stormwater 
management. 
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Section 4 
 

Justification 
 

4.1 Is the planning proposal a result of any strategic study or 
report? 

 
Council resolved on 28 July 2020 to appoint an independent party to prepare a Planning 
Proposal to rezone the subject land to B5 Business Development. As stated above, the site is 
the location of the former Grafton Visitor Information Centre and has been vacant since 
Council’s Tourism Information Services ceased operation from this site in January 2018. Like 
many other Councils, Clarence Valley Council has moved most of its tourist information 
services on-line; although some services are run through the Grafton Regional Gallery. The 
result of this change in service direction has led to the existing Grafton Visitor Information 
Centre building being redundant.  
 
The property has been identified as surplus to Council’s needs and is proposed to be disposed 
through sale under Council’s property rationalisation program; the property has been on the 
market since late 2017. The surrounding area is zoned B5 Business Development and the 
extension of this zone to the subject land is sought by Council. 
 
Alternative zones for the subject land available under LEP 2011 include residential, industrial, 
environmental or waterway zonings. The high noise levels, dislocation from community 
services and facilities and general amenity of the site rules out consideration for residential 
purposes. The use of the land for industrial purposes is ruled out on the basis of the 
incompatibility with the surrounding uses and the option for such development in other 
industrial parks and areas in the Local Government Area. The zoning of the site for 
environmental management or conservation or waterways is ruled out on the basis of the 
absence of any significant biodiversity values or other environmental values to warrant such a 
zoning. 
 
Other alternatives to zoning the land for business purposes would be the retention of the 
existing special uses zone or zoning the land for recreational purposes.   
 
Retention of the special uses zone would rely on finding a suitable public use for the site. The 
Clarence Valley Cultural Strategic Plan 2018-2022 provides policy direction for the delivery 
community services and facilities required in the Local Government Area in the future. The 
Plan indicates that sufficient spaces and venues exist to serve the population in the future and 
proposes the consolidation of facilities and services and encouraging initiatives that grow 
usage of existing multi-purpose venues, parks and creative spaces. Moreover, Council has not 
identified an alternative community use for the subject land. 
 
Similarly, the use of the land for recreation purposes is not considered to be in keeping with 
Council’s Open Space Strategic Plan 2012. This plan has identified that there are 
approximately 740 parks and reserves in the Clarence Valley with a rate of 32 hectares per 
1,000 people; this is considered to be a very high rate of provision. The Plan notes that there 
are a large number of small open spaces, and a small number of larger open spaces and 
acknowledges that ideally, for cost effective operations and management, this should be the 
opposite with larger open spaces and less smaller spaces. For south Grafton the growth in 
open space is seen as being provided by expansion of the existing sporting complex over 
adjoining farmland. The subject premises could provide for a pocket park/playground but this 
is considered inappropriate given the directions under the Strategic Plan and opportunity for 
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such a park/playground in a more suitable location should he demand warrant in the future; 
the nearby JJ Lawrence Fields which are closer  to residential areas would be more suitable. 
 
In light of the above, the zoning of the land to B5 Business Development represents the most 
suitable and compatible zoning and represents a logical extension of this zone in keeping with 
the surrounding area. 
 

4.2 Is the planning proposal the best means of achieving the 
objectives or intended outcomes, or is there a better way? 

 
The property has been vacant since the Tourism Information Services ceased operation in 
January 2018 and the property has been on the market for a number of years with the current 
zoning. The ‘do nothing option’ of retaining the existing SP3 zoning will result in the land being 
dormant as the market has indicated that the land has no tourist related use that is viable for 
the land. The land cannot meet the objectives of providing for employment and investment 
under the current zoning because of the limitations on the use of the land.   
 
The rezoning of the land for business purposes is the only realistic means of achieving the 
objectives and intended outcomes outlined above.  
 

Relationship to Strategic Planning Framework 
 

4.3 Applicable Regional Plan - Is the planning proposal 
consistent with the objectives and actions of the applicable 
regional, sub-regional or district plan or strategy (including 
any exhibited draft plans or strategies)?  

 
The North Coast Regional Plan 2036 (NCRP 2036) released in March 2017 is the applicable 
regional plan. It is the NSW Government’s strategy for guiding land use planning decisions for 
the North Coast region. 
 
The Regional Plan comprises four goals, 25 directions and 80 actions. The goals articulate the 
intended outcome; the directions identify the broad issues or policy areas that need to be 
focused on; and the actions represent the steps needed to be taken or initiatives that need to 
be implemented to achieve the goals. Actions are either implemented as strategies or as 
initiatives. 
 
The North Coast Delivery, Coordination and Monitoring Committee has been established to 
oversee implementation of the vision, goals and actions in the Regional Plan. In this regard the 
North Coast Regional Plan 2036 - Implementation Plan 2017-2019 has also been released to 
accompany the Regional Plan. 
 
Appendix 1 outlines the consistency of the proposal with the Regional Plan. As detailed in 
Appendix 1, the proposal is consistent with the relevant objectives and actions in the Plan. 
 

4.4 Consistency with Council’s local strategies and other local 
strategic plans 

 
The Clarence 2027 is Council’s adopted community strategic plan. It is supported by Council’s 
Delivery Program and Annual Operational Plan applicable at the time. Other local strategies 
include: 
 

• Council’s Delivery Program and Operational Plan (applicable at the time) 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 18 of 163 
 

Ordinary Council Meeting Page 31 of 176 

  

 

revised planning proposal 2 spring st august 2021.doc 17  

• Clarence Valley Council Local Strategic Planning Statement 2020  

• South Grafton Heights Precinct Strategy 

• Clarence Valley Settlement Strategy 

• Clarence Valley Economic Development Strategic Plan 

• Clarence Valley Industrial Lands Strategy 

• Clarence Valley Council Biodiversity Management Strategy 2010 

• Clarence Valley Cultural Strategic Plan 2018-2022 

• Clarence Valley Open Spaces Strategic Plan 2012 
 
An assessment of the planning proposal against these documents is included in Appendix 2 
demonstrates that the proposed rezoning is consistent with these strategies. 

 
4.5 Consistency with applicable state environmental planning 

policies 
 
The proposal is consistent with applicable state environmental planning policies (SEPPs) as 
referenced in Appendix 3. 
 

4.6 Consistency with applicable Ministerial Directions (s.9.1 
Directions) 

 
The proposal is consistent with applicable Section 9.1 Directions as referenced in Appendix 4. 
 

Environmental, Social and Economic Impact 
 

4.7 Is there any likelihood that critical habitat or threatened 
species, populations or ecological communities, or their 
habitats, will be adversely affected as a result of the 
proposal? 

 
The land is located in a highly urbanised environment and all of the site has been disturbed by 
past development activities, including construction of the Tourist Information Centre, pond, 
accessways and ancillary buildings. The site is not likely to support critical habitat or 
threatened species, populations or ecological communities, or their habitats. 
 

4.8 Are there any other likely environmental effects as a result 
of the planning proposal and how are they proposed to be 
managed? 

 
The land is a relatively flat parcel of land located in a highly urbanised environment. The likely 
environmental effects associated with the planning proposal relate to potential flood impacts, 
soil contamination impacts, water quality impacts and scenic quality impacts. 
 
The land is part of the extensive floodplain of the Clarence River and the land is mapped as 
being within the 1 in 100-year flood event; although the land is not within a floodway. 
Redevelopment of the land has the potential to change flood behaviour in the local area and is 
subject to the ‘flood planning’ and ‘floodplain risk management’ provisions of the LEP. 
Moreover, any redevelopment of the land is subject to the DCP provisions which state: 
 

Primary habitable floor levels to be no lower than the 100- year flood level plus 
freeboard. The primary habitable floor levels for infill development in Grafton, South 
Grafton and the Heber Street Catchment may be reduced to no lower than 6.4, 7.1 and 
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8.0 metres AHD respectively where the development (i) would be otherwise 
incompatible in the streetscape; (ii) result in unacceptable visual, overlooking or 
overshadowing impacts on adjoining properties; or is not PART of a larger proposal 
which does not need to conform with the height and character of existing surrounding 
development. If this level is impractical for an infill development in a Business zone, the 
floor level should be as high as possible. 

 
The imposition of the LEP and DCP controls upon any future redevelopment will ensure flood 
impacts are appropriately managed.  
 
The Civil Engineers Report in Appendix 6 addresses the water quality issues. The main 
findings and conclusions from this report are: 
 

• Future uses of the site could include retention of the artificial water pond on the site as 
an effective water quality treatment measure.  
 

• If the pond was to be removed it would need to be drained and filled using clean fill; 
this would be subject to a development application and subject to Council’s controls 
under the DCP. 

 

• Any significant future redevelopment would need to incorporate water sensitive urban 
design elements; treatment measures could include a bioretention system or 
proprietary cartridge tank system.  

 

• The grassed swale on the verge adjoining the site would provide water treatment 
benefits.  

 

• Soil erosion and sediment control measures would need to be put in place for any 
significant land disturbance. 
 

The imposition of the above measures will ensure the redevelopment of the land under the 
change in zoning can be carried out in a manner that adequately manages water quality 
impacts.  
 
Regional Geotechnical Solutions Pty Ltd (RGS) were engaged to undertake a Site 
Contamination Assessment for proposed rezoning; refer to Appendix 5. The assessment 
involved intrusive soil sampling and laboratory testing of recovered soil samples. Based on the 
assessment undertaken the soil tested meets the requirements for a commercial/industrial site 
as detailed in the NEPM 2013 guidelines. However, water tested from the feature pond 
exceeded the adopted threshold and further assessment of the pond area were 
recommended. The additional soil testing was subsequently carried out of the pond sediment, 
surface soil at the outlet and a further water sample for dissolved metals. All soil samples 
tested (from base of pond and outlet point) revealed levels below the adopted assessment 
criteria for all contaminants tested. The water sample revealed a zinc concentration of in 
excess of the threshold for fresh water but below the criteria for marine water, there is no 
criteria for drinking water for zinc. The report concludes that owning to the nature of the likely 
future use, the potential human health impacts associated with the elevated zinc would be 
negligible. 
 
In terms of scenic quality, the main issue is the role of this site as part of the gateway to 
Grafton. The site is a highly visible site located on one of the main thoroughfares to Grafton. 
The existing building is typical of regional buildings of the 1990s period, with a corrugated 
metal hip roof, brick walls, a gable feature at the entry, timber posts around a deeply recessed 
patio area. The building fronts onto a boardwalk and artificial pond with a defined edge and 
supporting water lilies. The existing development on the land adds to the aesthetic appeal of 
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this highly urbanised and cluttered environment. The existing development of the land has 
intrinsic value but no significant extrinsic value. While the existing building and pond contribute 
to the intrinsic aesthetic appeal the site, their contribution is not significantly remarkable to 
warrant require their retention in any redevelopment of the site under the proposed change in 
zoning; an improved extrinsic and intrinsic aesthetic outcome is achievable under the 
proposed rezoning.  
 

 
 

Existing Building on the site 
 
Any redevelopment under a change in zoning that results in the removal of the existing pond 
and building will need to ensure that it adds to the attraction base of this important entry. 
Landscaping along the frontages to both Spring Street and Big River Way will be important in 
maintaining the aesthetic appeal the site offers and adherence to the DCP controls will ensure 
the design outcomes for the site under the zoning change are positive. The DCP includes 
controls on design in relation to:  
 

• Building proportions; 

• Rooflines; 

• Frontage treatments; 

• Corner site treatments; 

• Landscaping; 

• Provision of awnings and verandahs; 

• Building height; 

• Corporate colours and signage; and  

• Crime prevention. 
 
With the imposition of these controls on any redevelopment under the proposed zoning can 
deliver a positive effect in terms of scenic quality. 
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Intrinsic aesthetic values of site 
 

 
 

Urbanised setting of site 
 

 

4.9 Relevant social and economic effects? 
 
Given that the land’s use as a tourist information centre is now redundant and no other 
suitable community use can be identified, the socio-economic effects will depend upon the 
ultimate redevelopment of the land under the proposed new zoning. As can be seen by the 
land use table above for the B5 zone, the land has the potential for a wide range of 
permissible uses from childcare centres to warehouse and distribution centres. However, 
given the location of the land, the size of the land and the nature of surrounding uses, it is 
expected that uses reliant on a high visibility to passing trade, reliant on good vehicular access 
and tolerable of this busy environment are most likely.  
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Considering the surrounding development, the land is most likely to be used for bulky goods 
retailing or a convenience food outlet or both. Interestingly on the opposite side of the subject 
land (i.e. Lot 20, DP 1059688, Corner of Iolanthe Street and Big River Way) is a site of similar 
size (i.e. 3,000m2) that supports a bulky goods outlet (“Super cheap auto”) of approximately 
700m2 of retail floorspace, and two ‘fast food’ outlets (“Hungry Jacks” and “Subway”) 
approximately 150m2 of retail floorspace.  Assuming a similar development on the subject 
land, consideration needs to be given to the likely social and economic impacts of such a 
development upon the nearby business centres. 
 
In terms of bulky goods, these retail outlets by their nature require large, preferably flat, land 
parcels with a main road focus.  While retail outlets in core centres range in size from 80 -
120m² gross leasable area (GLA), bulky goods stores are often in the range of 500m² - 
3,500m² GLA.  Moreover, these outlets also require large areas for displays and the loading 
and unloading of goods.  These land requirements dictate that bulky goods retail outlets are 
not able to be located in core business centres. 
    
Bulky goods retailing benefits from co-location; the clustering of outlets together maximises 
their regional attraction. The subject land sits within a location with a number of bulky goods 
retail outlets including a hardware store “Bunnings”) a tyre outlet, an outdoor goods outlet 
(“BCF”). Development of the subject land for bulky goods retailing will add to the offer in this 
locality.  
 
A ‘Review of Grafton Business Centres’ (JGA and Associates, 2003) put forward six guiding 
principles in relation to the growth and development of Grafton’s business centres as follows: 
  

• Grafton’s current population is more than adequately served by the three (3) existing 
major chain supermarkets including the new one at South Grafton 
 

• In the absence of any fundamental change in the scale of the trade area population or 
its demographic profile it would be inappropriate to introduce any further major 
supermarket floor space into Grafton CBD or elsewhere in the city 
 

• The relatively slow rate of population growth of Grafton’s catchment area is not such as 
would, in the short term or medium term, justify significant upgrading of the overall 
scale of comparison-shopping facilities 
 

• Conventional retailing facilities should essentially be limited to the core of the CBD. 
 

• Fringe CBD areas are suitable for the development of facilities such as bulky goods 
retailing and the like 
 

• Established office precincts, outside of the CBD retail core and frame areas, should be 
recognised in the formal CBD structure. 

   
The subject land is a suitable candidate site for bulky goods retailing; it is located on the fringe; 
it is a large flat site with main road focus and is close to other bulky goods outlets.   
 
In terms of fast food outlets, the subject land is well located next to McDonalds and in close 
proximity to other fast food outlets including “Hungry Jacks”, Red Rooster” and “Subway”.  
Similar to bulky goods outlets, fast food outlets also benefit from clustering with the increase in 
the range in offer adding to the location’s attraction base. Moreover, fast food outlets also 
need main road focus, safe road access for drive through facilities and sufficient land for 
parking and the drive through facilities. These factors dictate that these outlets are also best 
located in fringe areas outside the main business centres. 
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The development of the site for bulky goods and/or a fast food outlet is expected to involve a 
capital cost in the order of $3-5million. Such developments generate employment opportunities 
in the construction phase and post construction phase. Considering projects of a similar scale 
it is anticipated that the construction phase will provide employment opportunities for 70-80 
building contractors and the post construction phase has the potential to provide up to 50 full 
time equivalent jobs. The construction jobs are expected to involve demolition and site 
preparation contractors, builders, plumbers, electricians, painters, landscapers, utility 
technicians, plasterers, fabricators and other contractors. The direct post construction jobs are 
expected to be retail related and include salespersons, administration, management, wait staff, 
cleaners and maintenance personnel. Such projects also have multiplier benefits that create 
additional indirect job opportunities for suppliers, transporters and the like. 
 
In terms of cultural impacts, it is noted that the land does not support a listed heritage item is 
not located in a heritage conservation area and has no identified European heritage values. In 
relation to Aboriginal Heritage, while the site is unlikely to be a source for Aboriginal heritage 
items places or other values, the ultimate development of the site will involve activities that will 
disturb the ground surface and it is important that due diligence is followed with respect to 
potential impacts upon Aboriginal cultural values.  

 
Given the location, past disturbance, including construction of the artificial lake, and existing 
nature of the land, it is unlikely to be a source for Aboriginal cultural values. There are no other 
sources of information that the author of this report is aware of that would indicate the 
presence of any Aboriginal heritage item, object or place on or near the land. The AHIMS 
‘basic search’ within 50m of the site has revealed that there are no Aboriginal sites or places 
have been found or recorded in or near the land; refer to Appendix 8.  
 
In consideration of the above, the rezoning and likely ultimate development of the land is 
expected to have a positive socio-economic impact.  
 
  

State and Commonwealth Interests 
 

4.10 Is there adequate public infrastructure for the planning 
proposal? 

 
The Civil Engineering report in Appendix 6 outlines the services available to the land and the 
services that can be extended to service a redevelopment of the land. In summary the report 
states: 
 

• Stormwater from the site discharges to Council’s piped trunk drainage system; this 
system has ample capacity to carry runoff from the subject property for any proposed 
use of the site.  

 

• The existing building is connected to services including Council’s reticulated water 
supply system, Council’s sewerage system, essential energy power supply and telco 
services. 

 

• The site is within an existing developed area with power supply and telecommunication 
services available in this local area. 
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The Traffic and Transport Impact Assessment report is included in Appendix 7 and this report 
addresses the access and parking issues associated with any future development under the 
change in zoning. The main conclusions reached in this report are: 
 

• Site constraints analysis has been carried out to determine the highest order of 
potential additional traffic generation likely to result from redevelopment of the site 
under a B5 zone. This has been determined to be a 700m2 Gross Floor Area (GFA) 
bulky goods development and a 150m2 GFA fast food restaurant. 

 

• Peak hour traffic surveys conducted on Spring Street show that the road and 
intersections currently operate at good levels of service. 

 

• Estimates of traffic generation and trip distribution from possible development on Lot 2 
Spring Street, based on Roads and Maritime Services (RMS) Guide to Traffic 
Generating Developments, show that the addition of traffic generation from the 
proposed rezoning will have no impact on future level of service (LOS) on Spring Street 
or the surrounding road network. 

 

• Sensitivity testing of the site access undertaken using intersection analysis and inflated 
annual traffic growth projection to 2030. The 2030 plus development analysis shows 
that the existing Spring Street entry and exit to the site remain at LOS A following the 
addition of potential traffic from development likely under the proposed rezoning. 

 

• The existing internal access features a shared entry from Spring Street and a through 
or circulating lane directing traffic to the off street carparking and the single exit point. 
The existing McDonalds drive through has separate storage lanes and car park access 
lanes which operate independent of the shared circulating lane. 

 

• The McDonalds drive through has queue length in excess of 110m (18 cars) from the 
pickup point which is well in excess of drive through queue storage required in RMS 
Guide to Traffic Generating developments. Access to the off-street carparking areas 
and the McDonalds loading/waste bay is also gained from the circulating lane and are 
clearly delineated. 

 

• Any development requiring vehicular access to Lot 2 will benefit from the shared 
circulating lane and could achieve left in / left out movements without compromising 
any traffic management arrangement or service capacity on the adjoining lot. 

 

• Development on of the land in accordance with a B5 zone would be capable of 
providing off street carparking and service vehicle access in accordance with Clarence 
Valley Council Business Zones DCP 2011. 

 

4.11 What are the views of State and Commonwealth public 
authorities consulted in accordance with the gateway 
determination? 

 
 

A gateway determination has not yet been issued. 
 
Refer also to Section 6 Community Consultation below. 
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Section 5 
 

Mapping 
 
5.1 Mapping 
 
As stated above, the proposal is simply for the change in the zoning of the subject land 
from SP3 Tourist to B5 Business Development under LEP 2011. This will be achieved 
by an amending LEP that includes a new map for the land showing the land zoned as 
‘B5 Business Development’. 
 

 
 

Figure 5: Map of Current Zoning 
 

 
 

Figure 6: Map of Proposed Zoning 
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Section 6 
 

Community Consultation 
 
6.1 Consultation 
 
The proposal is for a site-specific zoning of a parcel of land owned by Council which is 
classified as ‘operational land’. The land is surrounded by commercial uses, is located 
adjacent to a busy road network and the North Coast Railway Line; there are no 
sensitive land uses adjacent or near the subject lands that could be significantly 
impacted by the rezoning.  
 
The Planning Proposal will be subject to the mandatory community participation 
requirements under Section 2.22 and Part 1 of Schedule 1 of the Act; a minimum 
requirement of 28 days public exhibition unless the gateway determination for the 
proposal specifies a different period of public exhibition. This level of consultation is 
considered to be adequate having regard to the minor nature of the rezoning, the 
issues outlined above, the potential impacts and the public interest matters. 
 
It is also proposed to consult Transport for NSW at the formal public exhibition stage. 
 
As the land is already classified as operational there is no need to conduct a public 
hearing under the Local Government Act. Refer to section 1.4 of this proposal for 
further details in relation to the past reclassification of this land from community to 
operational. 
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Section 7 
 

Project Timeline 
 
7.1 Timeline 
 
The estimated Planning Proposal project timeline is outlined in the Table below.  
 

Task Estimated Timeframe 

Council resolution to support & prepare a planning proposal and 
to forward to the Planning Gateway 

July 2021 

Lodgement of proposal to Planning Portal with a request for a 
Gateway determination  

August 2021 

Government agency consultation following Gateway 
determination  

October 2021 

Public exhibition/consultation period 
(assuming 14 day minimum) 

October 2021 

Consideration of submissions November 2021 

Officer report to Council (post exhibition) December 2021 

Submission to the Department with a request to make the LEP December 2021 

Making of final plan Notification of the LEP amendment  Unknown 
(not within Councils 
control) 

 

Note: A public hearing is not required as the land is already classified as operational 
land.; refer to section 1.4 of this proposal.   
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Appendix 1 
North Coast Regional Plan 2036 Consistency 
Checklist 
 
(Note - refer to section 4.3 of this document) 
 

NORTH COAST REGIONAL PLAN 2036 GOALS, 
DIRECTIONS & ACTIONS 

CONSISTENCY COMMENTS 

Goal 1 - The most stunning environment in NSW 
Direction 1 - Deliver environmentally sustainable growth 

Action 1.1 - Focus future urban development to mapped 
urban growth areas. 

Yes Land within an existing 
urban area 

Action 1.2 - Review areas identified as ‘under investigation’ 
within urban growth areas to identify and map sites of 
potentially high environmental value. 

Not applicable.  

Action 1.3 - Identify residential, commercial or industrial uses 
in urban growth areas by developing local growth 
management strategies endorsed by the Department of 
Planning and Environment. 

Yes In keeping with growth 
strategy 

Action 1.4 - Prepare land release criteria to assess 
appropriate locations for future residential, commercial and 
industrial uses. 

Not applicable.  

Goal 1 - The most stunning environment in NSW 
Direction 2 - Enhance biodiversity, coastal and aquatic habitats, and water 
catchments 

Action 2.1 - Focus development to areas of least biodiversity 
sensitivity in the region and implement the ‘avoid, minimise, 
offset’ hierarchy to biodiversity, including areas of high 
environmental value. 

Yes Land is a highly 
disturbed urban site 

Action 2.2 -   Ensure local plans manage marine 
environments, water catchment areas and groundwater 
sources to avoid potential development impacts. 

Yes Adequate safeguards 
are in place 

Goal 1 - The most stunning environment in NSW 
Direction 3 - Manage natural hazards and climate change 

Action 3.1 - Reduce the risk from natural hazards, including 
the projected effects of climate change, by identifying, 
avoiding and managing vulnerable areas and hazards. 

Yes Land will be subject to 
LEP and DCP controls 
in relation to natural 
hazard issues 

Action 3.2 - Review and update floodplain risk, bushfire and 
coastal management mapping to manage risk, particularly 
where urban growth is being investigated. 

Not applicable.  

Action 3.3 - Incorporate new knowledge on regional climate 
projections and related cumulative impacts in local plans for 
new urban development. 

Not applicable.  

Goal 1 - The most stunning environment in NSW 
Direction 4 - Promote renewable energy opportunities 

Action 4.1 - Diversify the energy sector by identifying 
renewable energy resource precincts and infrastructure 
corridors with access to the electricity network. 

Not applicable.  

Action 4.2 - Enable appropriate smaller-scale renewable 
energy projects using bio-waste, solar, wind, small-scale 
hydro, geothermal or other innovative storage technologies. 

Not applicable.  

Action 4.3 - Promote appropriate smaller and community-
scale renewable energy projects. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 5 - Strengthen communities of interest and cross-regional 
relationships 
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NORTH COAST REGIONAL PLAN 2036 GOALS, 
DIRECTIONS & ACTIONS 

CONSISTENCY COMMENTS 

Action 5.1 - Collaborate on regional and intra-regional 
housing and employment land delivery, and industry 
development. 

Not applicable.  

Action 5.2 - Integrate cross-border land use planning between 
NSW and South East Queensland, and remove barriers to 
economic, housing and jobs growth. 

Not applicable.  

Action 5.3 - Encourage ongoing cooperation and land use 
planning between the City of Gold Coast and Tweed Shire 
Council. 

Not applicable.  

Action 5.4 - Prepare a regional economic development 
strategy that drives economic growth opportunities by 
identifying key enabling infrastructure and other policy 
interventions to unlock growth. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 6 - Develop successful centres of employment 

Action 6.1 - Facilitate economic activity around industry 
anchors such as health, education and airport facilities by 
considering new infrastructure needs and introducing 
planning controls that encourage clusters of related activity. 

Yes Proposal adds to 
cluster of automotive 
related uses in 
precinct  

Action 6.3 - Promote knowledge industries by applying 
flexible planning controls, providing business park 
development opportunities and identifying opportunities for 
start-up industries. 

Yes Proposal increases 
range of uses on site 
in keeping with 
surrounding 
businesses 

Action 6.3 - Reinforce centres through local growth 
management strategies and local environmental plans as 
primary mixed-use locations for commerce, housing, tourism, 
social activity and regional services. 

Yes Proposal consistent 
with growth strategy 

Action 6.4 - Focus retail and commercial activities in existing 
centres and develop place–making focused planning 
strategies for centres. 

Yes Land being zoned for 
business purposes 
within existing 
business precinct 

Action 6.5 - Promote and enable an appropriate mix of land 
uses and prevent the encroachment of sensitive uses on 
employment land through local planning controls. 

Yes Proposal is in keeping 
with land use mix 
existing in area  

Action 6.6 - Deliver an adequate supply of employment land 
through local growth management strategies and local 
environmental plans to support jobs growth. 

Yes Proposal has potential 
to generate 50 full 
time jobs 

Action 6.7 - Ensure employment land delivery is maintained 
through an annual North Coast Housing and Land Monitor.  

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 7 - Coordinate the growth of regional cities 

Action 7.1 - Prepare action plans for regional cities that: 
▪ ensure planning provisions promote employment growth 

and greater housing diversity; 
▪ promote new job opportunities that complement existing 

employment nodes around existing education, health and 
airport precincts; 

▪ identify infrastructure constraints and public domain 
improvements that can make areas more attractive for 
investment; and 

▪ deliver infrastructure and coordinate the most appropriate 
staging and sequencing of development. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 8 - Promote the growth of tourism 

Action 8.1 - Facilitate appropriate large-scale tourism 
developments in prime tourism development areas such as 
Tweed Heads, Tweed Coast, Ballina, Byron Bay, Coffs 

Not applicable.  
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NORTH COAST REGIONAL PLAN 2036 GOALS, 
DIRECTIONS & ACTIONS 

CONSISTENCY COMMENTS 

Harbour and Port Macquarie. 

Action 8.2 - Facilitate tourism and visitor accommodation and 
supporting land uses in coastal and rural hinterland locations 
through local growth management strategies and local 
environmental plans. 

Not applicable.  

Action 8.3 - Prepare destination management plans or other 
tourism focused strategies that: 
▪ identify culturally appropriate Aboriginal tourism 

opportunities; 
▪ encourage tourism development in natural areas that 

support conservation outcomes; and 
▪ strategically plan for a growing international tourism 

market. 

Not applicable.  

Action 8.4 - Promote opportunities to expand visitation to 
regionally significant nature-based tourism places, such as 
Ellenborough Falls, Dorrigo National Park, Wollumbin–Mount 
Warning National Park, Iluka Nature Reserve and Yuraygir 
Coastal Walk. 

Not applicable.  

Action 8.5 - Preserve the region’s existing tourist and visitor 
accommodation by directing permanent residential 
accommodation away from tourism developments, except 
where it is ancillary to existing tourism developments or part 
of an area otherwise identified for urban expansion in an 
endorsed local growth management strategy. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 9: Strengthen regionally significant transport corridors   

Action 9.1 - Enhance the competitive value of the region by 
encouraging business and employment activities that 
leverage major inter-regional transport connections, such as 
the Pacific Highway, to South East Queensland and the 
Hunter. 

Yes Proposal provides a 
business zone close to 
major inter-regional 
transport connections 

Action 9.2 - Identify buffer and mitigation measures to 
minimise the impact of development on regionally significant 
transport infrastructure including regional and state road 
network and rail corridors. 

Not applicable.  

Action 9.3 - Ensure the effective management of the State 
and regional road network by: 
▪ preventing development directly adjoining the Pacific 

Highway; 
▪ preventing additional direct ‘at grade’ access to 

motorway-class sections of the Pacific Highway; 
▪ locating highway service centres on the Pacific Highway 

at Chinderah, Ballina, Maclean, Woolgoolga, Nambucca 
Heads, Kempsey and Port Macquarie, approved by the 
Department of Planning and Environment and Roads and 
Maritime Services; and 

▪ identifying strategic sites for major road freight transport 
facilities. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 10 - Facilitate air, rail and public transport infrastructure 

Action 10.1 - Deliver airport precinct plans for Ballina–Byron, 
Lismore, Coffs Harbour and Port Macquarie that capitalise on 
opportunities to diversify and maximise the potential of value-
adding industries close to airports. 

Not applicable.  

Action 10.2 - Consider airport-related employment 
opportunities and precincts that can capitalise on the 
expansion proposed around Gold Coast Airport. 

Not applicable.  

Action 10.3 - Protect the North Coast Rail Line and high- Not applicable.  



Page 44 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 31 of 163 
 

 

  

 

revised planning proposal 2 spring st august 2021.doc 30  

NORTH COAST REGIONAL PLAN 2036 GOALS, 
DIRECTIONS & ACTIONS 

CONSISTENCY COMMENTS 

speed rail corridor to ensure network opportunities are not 
sterilised by incompatible land uses or land fragmentation. 

Action 10.4 - Provide public transport where the size of the 
urban area has the potential to generate sufficient demand. 

Not applicable.  

Action 10.5 - Deliver a safe and efficient transport network to 
serve future release areas. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 11: Protect and enhance productive agricultural lands 

Action 11.1 - Enable the growth of the agricultural sector by 
directing urban and rural residential development away from 
important farmland and identifying locations to support 
existing and small-lot primary production, such as horticulture 
in Coffs Harbour. 

Not applicable.  

Action 11.2 - Deliver a consistent management approach to 
important farmland across the region by updating the 
Northern Rivers Farmland Protection Project (2005) and Mid 
North Coast Farmland Mapping Project (2008). 

Not applicable.  

Action 11.3 - Identify and protect intensive agriculture clusters 
in local plans to avoid land use conflicts, particularly with 
residential and rural residential expansion. 

Not applicable.  

Action 11.4 - Encourage niche commercial, tourist and 
recreation activities that complement and promote a stronger 
agricultural sector, and build the sector’s capacity to adapt to 
changing circumstances. 

Not applicable.  

Action 11.5 - Address sector-specific considerations for 
agricultural industries through local plans. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 12 - Grow agribusiness across the region 

Action 12.1 - Promote the expansion of food and fibre 
production, agrichemicals, farm machinery, wholesale and 
distribution, freight and logistics, and processing through 
flexible planning provisions in local growth management 
strategies and local environmental plans. 

Not applicable.  

Action 12.2 - Encourage the co-location of intensive primary 
industries, such as feedlots and compatible processing 
activities. 

Not applicable.  

Action 12.3 - Examine options for agribusiness to leverage 
proximity from the Gold Coast and Brisbane West Wellcamp 
airports. 

Not applicable.  

Action 12.4 - Facilitate investment in the agricultural supply 
chain by protecting assets, including freight and logistics 
facilities, from land use conflicts arising from the 
encroachment of incompatible land uses. 

Not applicable.  

Goal 2 - A thriving, interconnected economy 
Direction 13 - Sustainably manage natural resources 

Action 13.1 - Enable the development of the region’s natural, 
mineral and forestry resources by directing to suitable 
locations land uses such as residential development that are 
sensitive to impacts from noise, dust and light interference. 

Not applicable.  

Action 13.2 - Plan for the ongoing productive use of lands 
with regionally significant construction material resources in 
locations with established infrastructure and resource 
accessibility. 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 14 - Provide great places to live and work 

Action 14.1 - Prepare precinct plans in growth areas, such as 
Kingscliff, or centres bypassed by the Pacific Highway, such 
as Woodburn and Grafton, to guide development and 

Not applicable.  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 32 of 163 
 

Ordinary Council Meeting Page 45 of 176 

  

 

revised planning proposal 2 spring st august 2021.doc 31  

NORTH COAST REGIONAL PLAN 2036 GOALS, 
DIRECTIONS & ACTIONS 

CONSISTENCY COMMENTS 

establish appropriate land use zoning, development 
standards and developer contributions. 

Action 14.2 - Deliver precinct plans that are consistent with 
the Precinct Plan Guidelines (Appendix C). 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 15 - Develop healthy, safe, socially engaged and well-connected 
communities 

Action 15.1 - Deliver best-practice guidelines for planning, 
designing and developing healthy built environments that 
respond to the ageing demographic and subtropical climate. 

Not applicable.  

Action 15.2 - Facilitate more recreational walking and cycling 
paths and expand inter-regional and intra-regional walking 
and cycling links, including the NSW Coastline Cycleway. 

Not applicable.  

Action 15.3 - Implement actions and invest in boating 
infrastructure priorities identified in regional boating plans to 
improve boating safety, boat storage and waterway access. 

Not applicable.  

Action 15.4 - Create socially inclusive communities by 
establishing social infrastructure benchmarks, minimum 
standards and social impact assessment frameworks within 
local planning. 

Not applicable.  

Action 15.5 - Deliver crime prevention through environmental 
design outcomes through urban design processes. 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 16 - Collaborate and partner with Aboriginal communities 

Action 16.1 - Develop partnerships with Aboriginal 
communities to facilitate engagement during the planning 
process, including the development of engagement protocols. 

Not applicable.  

Action 16.2 - Ensure Aboriginal communities are engaged 
throughout the preparation of local growth management 
strategies and local environmental plans. 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 17: Increase the economic self-determination of Aboriginal 
communities   

Action 17.1 - Deliver opportunities to increase the economic 
independence of Aboriginal communities through training, 
employment and tourism. 

Not applicable.  

Action 17.2 - Foster closer cooperation with Local Aboriginal 
Land Councils to identify the unique potential and assets of 
the North Coast communities. 

Not applicable.  

Action 17.3 - Identify priority sites with economic development 
potential that Local Aboriginal Land Councils may wish to 
consider for further investigation. 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 18 - Respect and protect the North Coast’s Aboriginal heritage 

Action 18.1 - Ensure Aboriginal objects and places are 
protected, managed and respected in accordance with 
legislative requirements and the wishes of local Aboriginal 
communities. 

Yes No objects or places 
have been identified 
on this disturbed site 

Action 18.2 - Undertake Aboriginal cultural heritage 
assessments to inform the design of planning and 
development proposals so that impacts to Aboriginal cultural 
heritage are minimised and appropriate heritage 
management mechanisms are identified. 

Yes No impacts to 
Aboriginal cultural 
heritage are expected 

Action 18.3 - Develop local heritage studies in consultation 
with the local Aboriginal community, and adopt appropriate 
measures in planning strategies and local plans to protect 
Aboriginal heritage. 

Not applicable.  

Action 18.4 - Prepare maps to identify sites of Aboriginal Not applicable.  
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heritage in ‘investigation’ areas, where culturally appropriate, 
to inform planning strategies and local plans to protect 
Aboriginal heritage. 

Goal 3 - Vibrant and engaged communities 
Direction 19 - Protect historic heritage 

Action 19.1 - Ensure best-practice guidelines are considered 
such as the Australia International Council on Monuments 
and Sites (ICOMOS) Charter for Places of Cultural 
Significance and the NSW Heritage Manual when assessing 
heritage significance. 

Not applicable.  

Action 19.2 - Prepare, review and update heritage studies in 
consultation with the wider community to identify and protect 
historic heritage items, and include appropriate local planning 
controls. 

Not applicable.  

Action 19.3 - Deliver the adaptive or sympathetic use of 
heritage items and assets. 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 20 - Maintain the region’s distinctive built character 

Action 20.1 - Deliver new high-quality development that 
protects the distinct character of the North Coast, consistent 
with the North Coast Urban Design Guidelines (2009) 

Not applicable.  

Action 20.2 - Review the North Coast Urban Design 
Guidelines (2009). 

Not applicable.  

Goal 3 - Vibrant and engaged communities 
Direction 21 - Coordinate local infrastructure delivery 

Action 21.1 - Undertake detailed infrastructure service 
planning to support proposals for new major release areas. 

Not applicable.  

Action 21.2 - Maximise the cost-effective and efficient use of 
infrastructure by directing development towards existing 
infrastructure or promoting the co-location of new 
infrastructure. 

Yes Land is within an area 
with existing 
infrastructure services 

Goal 4 - Great housing choice and lifestyle options 
Direction 22 - Deliver greater housing supply 

Action 22.1 - Deliver an appropriate supply of residential land 
within local growth management strategies and local plans to 
meet the region’s projected housing needs. 

Not applicable.  

Action 22.2 - Facilitate housing and accommodation options 
for temporary  
residents by: 
▪ preparing planning guidelines for seasonal and itinerant 

workers accommodation to inform the location and design 
of future facilities; and 

▪ working with councils to consider opportunities to permit 
such facilities through local environmental plans. 

Not applicable.  

Action 22.3 - Monitor the supply of residential land and 
housing through the North Coast Housing and Land Monitor. 

Not applicable.  

Goal 4 - Great housing choice and lifestyle options 
Direction 23 - Increase housing diversity and choice 

Action 23.1 - Encourage housing diversity by delivering 40 
per cent of new housing in the form of dual occupancies, 
apartments, townhouses, villas or dwellings on lots less than 
400 square metres, by 2036. 

Not applicable.  

Action 23.1 - Develop local growth management strategies to 
respond to changing housing needs, including household and 
demographic changes, and support initiatives to increase 
ageing in place. 

Not applicable.  

Goal 4 - Great housing choice and lifestyle options 
Direction 24: Deliver well-planned rural residential housing areas 
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Action 24.1 - Facilitate the delivery of well-planned rural 
residential housing areas by: 
▪ identifying new rural residential areas in a local growth 

management strategy or rural residential land release 
strategy endorsed by the Department of Planning and 
Environment; and 

▪ ensure that such proposals are consistent with the 
Settlement Planning Guidelines: Mid and Far North Coast 
Regional Strategies (2007) or land release criteria (once 
finalised). 

Not applicable.  

Action 24.2 - Enable sustainable use of the region’s sensitive 
coastal strip by ensuring new rural residential areas are 
located outside the coastal strip, unless already identified in a 
local growth management strategy or rural residential land 
release strategy endorsed by the Department of Planning and 
Environment. 

Not applicable.  

Goal 4 - Great housing choice and lifestyle options 
Direction 25 - Deliver more opportunities for affordable housing 

Action 25.1 - Deliver more opportunities for affordable 
housing by incorporating policies and tools into local growth 
management strategies and local planning controls that will 
enable a greater variety of housing types and incentivize 
private investment in affordable housing. 

Not applicable.  

Action 25.2 - Prepare guidelines for local housing strategies 
that will provide guidance on planning for local affordable 
housing needs. 

Not applicable.  
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Appendix 2 
Councils Local Strategy and Strategic Plan/s 
Consistency Checklist 
(Note - refer to section 4.4 of this document) 
 

Strategy/Strategic Plan Relevant component/statement of consistency 
 

The Clarence 2027 The proposal is relevant to the following Community 
Plan themes and objectives:  

Vision: To make the Clarence Valley a community full of 
opportunity 

Mission: To plan and deliver services valued by the 
community” 
 
Economic Objectives:  

• Promotes the Clarence region as a wonderful 
place to invest, live, work, and visit 

• Grows the Clarence Valley economy through 
supporting local business and industry 

• Provides land use planning that facilitates and 
balances economic growth, environmental 
protection and social equity 

 
Proposed rezoning allows for sale of a redundant site in 
and area with existing infrastructure and in a manner 
that will not be detrimental to the environment. The 
proposal will provide for investment and employment 
and is in keeping with the key themes of maintaining a 
diverse infrastructure base, strengthening the economy 
and caring for the natural environment. 

Council’s Delivery Program and 
Operational Plan  

The proposal is in keeping with “Disposal of Council 
Surplus Land and Buildings Policy” 

Clarence Valley Council Local 
Strategic Planning Statement 2020 
(LSPS) 

Council’s LSPS sets the broad direction for land use 
planning in the Clarence Valley for the next 20 years. It 
includes priorities to manage growth and development, 
protect the environment and the character of spaces 
and places, and Actions that Council will work on with 
the community to achieve the vision. 
 

The following LSPS priorities are considered relevant to 

some extent in the context of this planning proposal: 

Priority 3 - Plan for a growing population and provide 

safe, resilient and sustainable places for communities 

to grow 

Comment – the planning proposal should complement 

and not hinder the achievement of this this priority and 

its 4 actions.  

Priority 8 - Enable the development of industrial and 

employment land and the movement of freight and 

goods through the whole supply chain  

Comment – the planning proposal should complement 

and not hinder the achievement of this this priority and 
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Strategy/Strategic Plan Relevant component/statement of consistency 
 

its 5 actions. 

Priority 11. Strengthen the local economy and provide 

opportunities for quality local employment 

Comment – the planning proposal is of a minor nature 

and should complement and not hinder the 

achievement of this this priority and its 4 actions. 

Priority 20 - Grow regional and sub-regional 
relationships 
 
Comment – the planning proposal should complement 
and not hinder the achievement of this this priority and 
its 2 actions. 

Maclean Urban Catchment Local 
Growth Management Strategy 2011 
 

NA 

South Grafton Heights Precinct 
Strategy 

NA 

Clarence Valley Settlement Strategy While the settlement strategy directs new business 
zonings to the South Grafton Town Centre and Grafton 
City Centre, the nature of this zoning and likely 
development scenarios dictate that it will attract a fringe 
use that is unlikely to be able located in these centres. 
The likely use of a bulky goods outlet or fast food outlet 
are more suited to large sites with main road exposure 
in areas with clusters of like uses. 
 
The scale of the rezoning is unlikely to have discernible 
impact upon either of these centres. 

Lower Clarence Retail Strategy 
(May 2007) 

NA 

Yamba Retail/Commercial Strategy 
(May 2002) 

NA 

Clarence Valley Economic 
Development Strategic Plan 

This Strategy identifies a number of initiatives with 
reference to broader regional and state planning 
priorities and nominates four themes that form the core 
of the economic actions within the strategy, namely:  
 

• Build on Competitive Advantage (Leverage and 
Attraction) 

• Value Adding and Industry Extension 
(Innovative Development): 

• Business Attraction and Retention (Facilitation): 

• Planning and Facilitation (Enabling) 
 

This proposal is strategically positioned to take 
advantage of the road access and employment 
opportunities in an area with low labour force 
participation and high unemployment. The Planning 
Proposal is in keeping with the core initiatives of the 
Economic Development Strategic Plan in that it involves 
the rezoning of land to provide investment and 
employment opportunities that leverage on its location 
and compatibility with the surrounding similar uses.  

Clarence Valley Industrial Lands 
Strategy 

NA 

Clarence Valley Affordable Housing NA 
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Strategy/Strategic Plan Relevant component/statement of consistency 
 

Strategy 

Clarence Valley Council Biodiversity 
Management Strategy 2010 

NA 

Clarence River Way Masterplan 
2009 

NA 

Clarence Valley Open Spaces 
Strategic Plan 2012 

As stated earlier in the report the use of the land for 
recreation purposes is not considered to be in keeping 
with Council’s Open Space Strategic Plan 2012. This 
plan has identified that there are approximately 740 
parks and reserves in the Clarence Valley with a rate of 
32 hectares per 1,000 people; this is considered to be a 
very high rate of provision.  
 
For south Grafton the growth in open space is seen as 
being provided by expansion of the existing sporting 
complex over adjoining farmland.  
 
The subject premises could provide for a pocket 
park/playground but this is considered inappropriate 
given the directions under the Strategic Plan and 
opportunity for such a park/playground in a more 
suitable location should he demand warrant in the 
future; the nearby JJ Lawrence Fields which are closer  
to residential areas would be more suitable. 
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Appendix 3 
State Environmental Planning Policy Consistency 
Checklist 
  
(Note - refer to section 4.5 of this document) 

 

Name of SEPP Relevant/applicable? Comment/statement of consistency 
The following State Environmental Planning Policies (SEPPs) are current and whilst not all may be applicable 
to the Clarence Valley LGA they are all being acknowledged and some are considered in more detail where 
relevant. 

SEPP (Aboriginal Land) 2019 No Not applicable to this planning proposal. 

SEPP (Activation Precincts) 2020 No  

SEPP (Affordable Rental Housing) 
2009 

No  

SEPP (Building and Sustainability 
Index BASIX) 2004 

Yes May be applicable for future development 
on the land; proposal not inconsistent  

SEPP (Coastal Management) 2018 No  

SEPP (Concurrence and Consents) 
2018 

No  

SEPP (Educational Establishments and 
Child Care Facilities) 2017 

Yes May be applicable for future development 
on the land; proposal not inconsistent 

SEPP (Exempt and Complying 
Development Codes) 2008 

Yes May be applicable for future development 
on the land; proposal not inconsistent 

SEPP (Gosford City Centre) 2018 No  

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

Yes May be applicable for future development 
on the land; proposal not inconsistent 

SEPP (Infrastructure) 2007 No  

SEPP (Koala Habitat Protection) 2020 No SEPP does not apply to Clarence Valley 
LGA. 

SEPP (Koala Habitat Protection) 2021 No This SEPP does not have provisions 
relating to planning proposals and 
proposed amendments to LEPs. 

SEPP (Kosciusko National Park and 
Alpine Resorts) 2007 

No  

SEPP (Kurnell Peninsula) 1989 No  

SEPP (Major Infrastructure Corridors) 
2020 

No  

SEPP (Mining Petroleum and 
Extractive Industries) 2007 

No  

SEPP No 19 Bushland in Urban Areas  No  

SEPP No 21 - Caravan Parks  No  

SEPP No 33 - Hazardous and 
Offensive Development   

No  

SEPP (No 36 - Manufactured Home 
Estates) 

No  

SEPP No 47 - Moore Park Showground 
 

No  

SEPP No 50 - Canal Estate 
Development  

Yes Maybe applicable for future development 
on the land; proposal not inconsistent 

SEPP No 55 - Remediation of Lands No N/A  –  no longer applicable as clause 6 
Contamination and remediation to be 
considered in zoning or rezoning proposal 
was repealed on17 April 2020. 
 
Refer to section 9.1 Direction 2.6 
Remediation of Contaminated Land in  
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Name of SEPP Relevant/applicable? Comment/statement of consistency 
Appendix 7 below. 
 
SEPP 55 considerations are applicable at 
DA stage. 

SEPP No 64 - Advertising and Signage Yes Maybe applicable for future development 
on the land; proposal not inconsistent 

SEPP No 65 - Design Quality of 
Residential Apartment Development 

No  

SEPP No.70 Affordable Housing 
(Revised Scheme) 

No  

SEPP (Penrith Lakes Scheme) 1989 No  

SEPP (Primary Production and Rural 
Development) 2019 

No  

SEPP State and Regional Development 
2011 

Yes Maybe applicable for future development 
on the land; proposal not inconsistent 

SEPP State (Significant Precincts) 
2005 

No  

SEPP (Sydney Drinking Water 
Catchment) 2011 

No  

SEPP (Sydney Region Growth 
Centres) 2006 

No  

SEPP (Three Ports) 2013 No  

SEPP (Urban Renewal) 2010 No  

SEPP (Vegetation in Non-Rural Areas) 
2017 

No  

SEPP (Western Sydney Aerotropolis) 
2020 

No  

SEPP (Western Sydney Employment 
Area) 2009 

No  

SEPP (Western Sydney Parklands) 
2009 

No  
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Appendix 4 
Section 9.1 Directions Consistency Checklist  

 
(Note - refer to section 4.6 of this t document) 
 

SECTION 9.1 DIRECTION CONSISTENCY 
 

COMMENTS 

1. EMPLOYMENT AND RESOURCES 

1.1 Business and 
Industrial Zones 

Yes The proposal encourages employment 
growth in a suitable location; and supports 
the viability of this business precinct; it is a 
logical and minor rezoning and departure 
from Council’s Strategy  

1.2 Rural Zones 
 

Not applicable.  

1.3 Mining, Petroleum 
Production and 
Extractive industries 

Not applicable.  

1.4 Oyster Aquaculture 
 

Not applicable.  

1.5 Rural Lands 
 

Not applicable.  

2. ENVIRONMENT AND HERITAGE  

2.1 Environmental 
protection Zones 

Not applicable.  

2.2 Coastal management 
 

Not applicable.  

2.3 Heritage Conservation 
 

Not applicable.  

2.4 Recreation Vehicle 
Areas 

Not applicable.  

2.5 Application of E2 and 
E3 Zones and 
Environmental 
Overlays in Far North 
Coast LEPs 

Not applicable. 

 

2.6 Remediation of 
contaminated land 

Yes 

Detailed investigations by Regional 
Geotechnical Solutions have been 
undertaken. All soil samples tested (from 
base of pond and outlet point) revealed 
levels below the adopted assessment criteria 
for all contaminants tested. The water 
sample revealed a zinc concentration of in 
excess of the threshold for fresh water but 
below the criteria for marine water, there is 
no criteria for drinking water for zinc. The 
report concludes that owning to the nature of 
the likely future use, the potential human 
health impacts associated with the elevated 
zinc would be negligible.; refer to Appendix 5 

3. HOUSING, INFRASTRUCTURE AND URBAN DEVELOPMENT 

3.1 Residential Zones 
 

Not applicable.  

3.2 Caravan Parks and 
Manufactured Home 
Estates 

Not applicable.  

3.3 Home Occupations Yes Home occupations continued to be permitted 
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SECTION 9.1 DIRECTION CONSISTENCY 
 

COMMENTS 

 without consent 

3.4 Integrated Land Use 
and Transport  

Yes Proposal is within existing business centre 
and can provide for the safe ingress and 
egress of vehicles. Land is supported by the 
existing transport network 

3.5 Development Near 
Regulated Airports and 
Defence Airfields 

Not applicable.  

3.6 Shooting Ranges  
 

Not applicable. 
 
 
 

 

3.7 Reduction in non-
hosted short term 
rental accommodation 
period 

Not applicable  

4. HAZARD AND RISK 

4.1 Acid Sulfate Soils 
 

Yes  

4.2 Mine Subsidence and 
Unstable land 

Not applicable.  

4.3 Flood Prone Land 
 

Yes Refer to Appendix 6 

4.4 Planning for Bushfire 
Protection 

Not applicable.  

5. REGIONAL PLANNING 

5.1 Implementation of 
Regional Strategies 

Revoked  

5.2 Sydney Drinking Water 
Catchments 

Not applicable.  

5.3 Farmland of State and 
Regional Significance 
on the NSW Far North 
Coast 

Not applicable.  

5.4 Commercial and Retail 
Development along 
the Pacific Highway, 
North Coast 

  

5.5 Development in the 
Vicinity of Ellalong, 
Paxton and Millfield 
(Cessnock LGA) 

Revoked  

5.6 Sydney to Canberra 
Corridor 

Revoked  

5.7 Central Coast Revoked  

5.8 Second Sydney 
Airport: Badgerys 
Creek 

Revoked  

5.9 North West Rail Link 
Corridor Strategy 

Not applicable. This Direction does not apply to the Clarence 
Valley Council area.  

5.10 Implementation of 
Regional Plans 

 The applicable regional plan is the North Coast 
Regional Plan 2036. Refer also to section 4.3, of 
this document. 

5.11 Development of 
Aboriginal Land 
Council land 

Not applicable.  

6. LOCAL PLAN MAKING 

6.1 Approval and Referral Yes No additional provisions included in Planning 
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SECTION 9.1 DIRECTION CONSISTENCY 
 

COMMENTS 

Requirements Proposal  

6.2 Reserving Land for 
Public Purposes 

Yes Council has determined that land is surplus 
to their needs for a public purpose 

6.3 Site Specific 
Provisions 

 

Yes No site-specific controls are proposed 

7. METROLPOLITAN PLANNING 

7.1 Implementation of a 
Plan for Growing 
Sydney 

Not applicable. This Direction does not apply to the Clarence 
Valley Council area.  

7.2 Implementation of 
Greater Macarthur 
Land Release 
Investigation 

Not applicable. This Direction does not apply to the Clarence 
Valley Council area.  

7.3 Parramatta Road 
Corridor Urban 
Transformation 
Strategy 

Not applicable. This Direction does not apply to the Clarence 
Valley Council area.  

7.4 Implementation of 
North West Priority 
Growth Area Land Use 
and Infrastructure 
Implementation Plan 

Not applicable. .  

7.5 Implementation of 
Greater Parramatta 
Priority Growth Area 
Interim Land Use and 
Infrastructure 
Implementation Plan 

Not applicable.  

7.6 Implementation of 
Wilton Priority Growth 
Area Interim Land Use 
and Infrastructure 
Implementation Plan 

Not applicable.  

7.7 Implementation of 
Glenfield to Macarthur 
Urban Renewal 
Corridor 

Not applicable.  

7.8 Implementation of 
Western Sydney 
Aerotropolis  

Not applicable.  

7.9 Implementation of 
Bayside West 
Precincts 2036 Plan 

Not applicable.  

7.10 Implementation of 
Planning Principles for 
the Cooks Cove 
Precinct 

Not applicable.  

7.11 Implementation of St 
Leonards and Crows 
Nest 2036 Plan 

 

Not applicable.  

7.12 Implementation of 
Greater Macarthur 
2040 

Not applicable.  
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RGS32420.1-AB 

26 November 2020 

 

Rick Bennell & Associates 
38 Ocean View Road 
ARRAWARRA HEADLAND 
NSW 2456 

Attention:  Rick Bennell 

Dear Rick, 

 

RE:  Proposed Rezoning - Lot 2 DP839420, Spring Street South Grafton 

Combined Stage 1 & Stage 2 Site Contamination Assessment 

Regional Geotechnical Solutions Pty Ltd (RGS) has undertaken a Site Contamination Assessment   

for proposed rezoning of Lot 2 DP839420, Spring Street South Grafton. The results of the assessment 

are presented herein. 

The assessment includes a desktop review, intrusive soil sampling and laboratory testing of 

recovered soil samples.  Based on the assessment undertaken the soil tested meets the 

requirements for a commercial/industrial site as detailed in the NEPM 2013 guidelines. However, 

water tested from the feature pond exceeded the adopted threshold and further assessment of 

the pond area is recommended. 

 

If you have any questions regarding this project, or require any further assistance with this project, 

please do not hesitate to contact the undersigned. 

 

For and on behalf of Regional Geotechnical Solutions Pty Ltd 

Prepared by Reviewed by 

 

 

Louis Davidson 

Geotechnical Engineer 

Adam Holzhauser 

Associate Geotechnical Engineer 
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1 INTRODUCTION 

This report presents the results of a Stage 1 and Stage 2 Site Contamination Assessment (SCA) 

undertaken by Regional Geotechnical Solutions Pty Ltd (RGS) for site at Lot 2 DP839420, Spring 

Street South Grafton. 

The site is the location of the former Grafton Visitor Information Centre at 2 Spring Street South 

Grafton. The property has been vacant since Council’s Tourism Information Services ceased 

operation from this site in January 2018. The lot is proposed to be rezoned from SP3 Tourist to B5 

Business Development to aid in the sale of the land. 

The site is occupied by the Tourist Information building and a large pond that covers a significant 

portion of the lot. An assessment is required to address geotechnical issues and for ‘contamination 

verification’. As such a preliminary site contamination assessment (SCA) was undertaken.  

The purpose of the SCA presented herein was to provide an assessment regarding the suitability of 

the site for the proposed rezoning from a site contamination perspective. The assessment included: 

• Desktop Stage 1 SCA to assess the historical land use, the potential for contamination 

resulting from past land use and a general appraisal of the type and location of potential 

contamination on the site.  Areas of environmental concern and chemicals of concern 

were identified; and 

• Stage 2 SCA based on the above and also involving a site walkover, soil sampling within the 

nominated areas of concern, and laboratory analysis of the recovered samples based on 

the nominated chemicals of concern. 

 

2 METHODOLOGY 

The site contamination assessment was undertaken in accordance with the relevant sections of the 

NSW EPA, Guidelines for Consultants Reporting on Contaminated Sites, and involved the following 

process: 

• Desk top study (to assess the historical land use, the potential for contamination resulting 

from past land use).  The study included: 

o Review of local geology; 

o Review of government records of groundwater bores in the area; 

o Review of available recent and historical aerial photography for the last 50 years; 

o Land title search of the lot as supplied by Clarence Valley Council (CVC);  

o Search of Environmental Protection Authority (EPA) website for any contamination 

notices for the site.  

• Site walkover to assess visible surface conditions and identify potential evidence of 

contamination, or past activities that may cause contamination;  

Using the above information, the site was characterised into Areas of Environmental Concern 

(AEC), in which the potential for contamination has been identified, and Chemicals of Concern 

that might be associated with those activities were nominated.  Following this: 
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• Samples were collected from within the Areas of Concern identified and other areas 

deemed appropriate based on the site assessment; and 

• Laboratory analysis of recovered samples was undertaken for the identified Chemicals of 

Concern (CoC). 

Samples were collected from shallow test pits and from surface soils in areas with the potential of 

contamination.  A water sample was also collected from the pond.  The samples collected were 

analysed for a suite of potential contaminants.   

The results of the laboratory analysis were evaluated against the health-based investigation levels 

for a ‘Commercial/Industrial’ development as outlined in National Environmental Protection 

(Assessment of Site Contamination) Measure 2013 (NEPM) guidelines.   

3 SITE CONDITIONS 

3.1 Surface Conditions 

The site is a CVC owned lot of the former Grafton Tourist Centre. It is directly adjacent to the South 

Grafton McDonalds and bound by the Gwydir Highway, Pacific Highway, and Spring Street to the 

north, south, and east. 

The lot is occupied by the single storey masonry tourist centre building and a pond that covers a 

large portion of the lot. The building is constructed on a level fill pad that is about 1m high.   The fill 

pad is battered on the southern side and is retained by a timber post and beam wall along the 

northern side. There is a timber deck on the eastern side of the tourist building that backs onto the 

pond, and a gravel driveway leading from the McDonalds carpark on the western side. There is a 

small concrete slab with shade structure and benches near the northeast corner of the lot. 

The site is vegetated with maintained grasses.  There are some tress and garden beds around the 

northern side of the building. 

There is a grass lined table drain along the southern boundary and a concrete lined drain along the 

northwest boundary. 

No obvious signs of contamination such as oil staining, debris, or areas of little or no vegetation 

were identified.  .  
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Site Location and site setting as illustrated by NSW Government ‘Six Maps’.  The extent of the lot is shown by 

the dashed red line. 

 

Typical site photographs are presented below. 

 

Looking east at the tourist building the filled section 

can be seen on the right (south). 

 

Garden beds around the northern side of the 

building. 
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Benches and shade structure near the northeast 

corner of the lot. 

 

The pond occupying a large portion of the eastern 

side of the lot. 

 

3.2 Subsurface Conditions 

The 1:250,000 Geological Series sheet of Grafton indicates the site is located near the southern 

boundary of a quaternary deposit associated with the Clarence River that is underlain by the 

Grafton Formation, comprising sandstone, siltstone, claystone, and minor coal. The 1:100,000 

Coastal Quaternary Geological Series sheet of Grafton indicates the site is underlain by Holocene 

floodplain comprising silt, fluvial sand, and clay. 

The shallow test pits excavated for the sampling encountered silty clay fill, and alluvial silty clay and 

sandy clay. 

 

4 RESULTS OF STAGE 1 SCA - DESKTOP REVIEW 

4.1 Site History  

A search of the NSW EPA website (http://www.epa.nsw.gov.au/prpoeoapp/) revealed that a 

number of notices have been issued in the area under the Contaminated Land Management Act 

(1997). All notices were for the South Grafton Sewage Treatment Works located approximately 2km 

west of the site. There were no notices within the site itself. 

CVC supplied the results of a land title search. Based upon a review of the documents it has been 

concluded that the lot was crown land and used for public recreation from 1961. The Tourist centre 

was designed in 1990 and constructed in 1992. Since this time some right of carriageways have 

been subdivided from the lot. 

Aerial photography of the site has been reviewed. Historical photographs have been supplied by 

CVC and sourced from the NSW Government Land and Property Information and from online 

sources including Google Earth. The purpose of this review was to assist in the identification of past 

land use activities that may contribute to site contamination.  A summary of the observations is 

provided in 1. 
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Table 1:  Summary of Aerial Photograph Observations  

Photograph 

(Source) 
Photograph Extract 

Observations 

of Site 

Conditions 

Observations of 

Surrounding Areas 

1952   

The site is 

vacant and 

grassed, some 

timber is 

stored in the 

western 

portion of the 

lot. 

Roads to the north 

and south. The 

railway line crosses 

the lot to the west.   
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1954  

Similar to 

previous. 

Stored timber 

removed. 

Similar to previous. 
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1987  
Similar to 

previous. 

Upgrade of roads, 

some developments 

that appear to be 

industrial to the north 

and south. 
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2004  

The tourist 

centre 

building and 

pond have 

been 

constructed 

and now 

occupy the 

majority if the 

lot. 

McDonalds building 

and car park 

constructed. 

Upgrades of roads. 

Further industrial 

developments. 
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2011   
Similar to 

previous. 

Upgrades to 

McDonalds building.   
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2020  

Similar to 

previous. 

Highway upgrades, 

and upgrade to the 

service centre to the 

north.   

 

Based on the above, it can be concluded that the site was used for recreational purposes until the construction of the Tourism Centre and 

pond in 1992. Major developments in the surrounding area include the construction of the McDonalds building and carpark and highway 

upgrades. 

The lot has always been owned by Council as such it is possible that it may have been used for plant or material storage for council related 

jobs prior to the construction of the Tourism Centre in 1992.
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4.2 Groundwater 

A groundwater bore search on the NSW Department of Primary Industries Office of Water website 

(https://realtimedata.waternsw.com.au/water.stm) indicates there are 5 licensed bores located 

within 150m of the site, including one to the west within the United Service Station site, and 4 to the 

south on Lot 3 DP586649 that is occupied by a service station. The bore to the west is a monitoring 

bore that recorded a water bearing zone of 1.2m to 6m. the bores to the south are all monitoring 

bores, the records did not record water bearing zones or standing water levels. All bores were 

drilled to depths ranging from 5.1m to 6.1m. 

5 GUIDELINES & ASSESSMENT CRITERIA 

5.1 Soil Investigation Levels 

The assessment was carried out in accordance with the National Environment Protection 

(Assessment of Site Contamination) Measure (NEPM 2013). The NEPM document provides a range 

of guidelines for assessment of contaminants for various land uses. The site is proposed to be 

rezoned to “B5 Business Development”.  Therefore, the investigation levels for “commercial / 

industrial” land use have been adopted as the primary investigation criteria. In accordance with 

the NEPM guidelines the following criteria were adopted for this assessment: 

• Health investigation levels (HIL) for commercial / industrial land use were used to assess the 

potential human health impact of heavy metals and polycyclic aromatic hydrocarbons 

(PAHs). 

• Groundwater Investigation levels (GILs) for drinking water use were used to assess the 

potential human health impact of heavy metals. 

• Health Screening Levels (HSL) for coarse textured (sand) or fine textured (silt or clay) soils on 

a commercial / industrial site were adopted as appropriate for the soils encountered to 

assess the potential human health impact of petroleum hydrocarbons including benzene, 

toluene, ethylbenzene and xylene (BTEX) compounds. 

• Ecological Investigation Levels (EIL) for commercial / industrial land use were used for 

evaluation of the potential ecological / environmental impact of heavy metals and PAH. 

• Ecological Screening Levels (ESL) for coarse textured (sand) or fine textured (silt or clay) soils 

on a commercial / industrial site were adopted as appropriate for the soils encountered, to 

assess the potential ecological / environmental impact of petroleum hydrocarbons and 

BTEX compounds. 

In accordance with NEPM 2013, exceedance of the criteria does not necessarily deem that 

remediation or clean-up is required but is a trigger for further assessment of the extent of 

contamination and associated risks.  The adopted criteria are presented in Table 2 and Table 3. 
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Table 2:  Adopted Site Investigation Criteria for Soil Samples 

Analyte Adopted Soil 

Investigation Criteria 

Analyte Adopted Soil Investigation 

Criteria 

Benzene 3 Chlordane 530 

Toluene 135(1) Heptachlor 50 

Ethyl-benzene 165(1) Copper 240,000 

Xylene 180(1) Lead 1,500 

TPH C6 – C10 (F1) 215(1) Zinc 35,000 

TPH C10 – C16 (F2) 170(1) Cadmium 900 

TPH C16 – C34 (F3) 1700(1) Chromium (VI) 3600 

TPH C34 – C40 (F4) 3300(1) Arsenic 3,000 

Benzo-a-pyrene 40 Nickel 6,000 

Phenol 240,000 Mercury 730 

DDT+DDE+DDD 3600 Asbestos Not Present 

Aldrin / Dieldrin 45   

Note: 1 Based on ecological screening levels (ESL) 

 

Table 3:  Adopted Site Investigation Criteria for Water Sample 

Analyte Adopted Soil Investigation 

Criteria (µg/L) 

Arsenic 7 

Cadmium 2 

Chromium 50 

Copper 2000 

Lead 10 

Nickel 20 

Zinc 81 

Arsenic 3,000 

Nickel 6,000 

Mercury 1 

          Note: 1 Based on fresh water levels  

 

5.2 Conceptual Site Model 

Based on the site history assessment and site assessment a conceptual site model (CSM) has been 

developed.  Areas of environmental concern and chemicals of concern were identified based on 

the site model developed as set out in the following sections.   

 

5.3 Areas of Environmental Concern and Chemicals of Concern 

Based on the desktop and site assessment work the identified areas of environmental concern 

have been refined and are summarised in Table 4.  The locations are illustrated below. 
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Table 4:  Areas of Environmental Concern & Chemicals of Concern  

Areas of Environmental 

Concern 

Mode of Potential 

Contamination 

Chemicals of 

Concern 

Key Potential 

Receptors 

AEC-1 

Areas where 

structures have 

been constructed. 

Building materials. 
Asbestos, heavy 

metals, PAH, TRH Future site users, 

construction 

workers. 

Flora and fauna 

within any future 

landscaped areas 

or nearby sensitive 

ecosystems. 

AEC-2 
Garden beds and 

grass. 

Pesticides for general 

landscape upkeep. 
OC/OPP 

AEC-3 Filled area. Contaminated fill. 
TPH, BTEX, PAH, 

Heavy metals. 

AEC-4 Pond Spills. 
Heavy metals, PAH, 

TRH 

Heavy Metals - Arsenic, Cadmium, Chromium, Copper, Lead, Mercury, Nickel and Zinc  

BTEX - Benzene, Toluene, Ethylbenzene and Xylene  

TPH - Total Petroleum Hydrocarbons 

PAH – Polycyclic Aromatic Hydrocarbons 

OC/OPP – Organochlorine and Organophophorus Pesticides 

 

 

Identified Areas of Environmental Concern as discussed in Table 4.  

 

AEC3 

AEC1 

AEC2 

AEC1 

AEC2 

AEC2 

AEC4 
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6 SITE INVESTIGATIONS, SAMPLING AND LABORATORY ANALYSIS 

6.1 Sampling Plan 

Field work was carried out 16 November 2020 and included: 

• A site walkover assessment, observation and mapping of surface features and assessment 

of nearby infrastructure with aim of identifying areas of potential contamination concern; 

• Visual assessment for potential contaminating sources such as soil staining and fibro chips 

(potential asbestos containing material) from the upper soil profile; 

• The excavation of 15 shallow test pits; and 

• Collection of soil samples from surface locations and the test pits within the identified AEC. 

In consideration of the site conditions and assessed areas of environmental concern a sampling 

plan was prepared with the aim of targeting these areas of concern.  Soil samples were collected 

from 15 locations across the 3,400m2 site.  The approximate sample locations are shown on Figure 1. 

Samples were collected in acid-rinsed 250mL glass jars and placed in an ice-chilled cooler while on 

site and during transit to the laboratory where the samples were refrigerated.  The asbestos samples 

were collected in new zip lock bags (double bagged).  

A summary of the soil sampling is presented in Table 5. 

Table 5:  Soil Sampling Summary  

Sample Location Depth (m) 

Area of 

Environmental 

Concern 

Chemicals of Concern Analysed 
Sample 

Description 

S1 0-0.1 1, 3 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Fill 

S2 0-0.1 1, 3 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Fill 

S3 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Fill 

S4 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Fill 

S5 0-0.1 2 OC/OP Alluvial Soil 

S6 0-0.1 2 OC/OP Alluvial Soil 

S7 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, OC/OP Alluvial Soil 

S8 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, OC/OP Alluvial Soil 

S9 0-0.1 2 OC/OP Alluvial Soil 

S10 0-0.1 2 OC/OP Alluvial Soil 

S11 0-0.1 2 OC/OP Alluvial Soil 

S12 0-0.1 2 OC/OP Alluvial Soil 

S13 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Alluvial Soil 

S14 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Alluvial Soil 

S15 0-0.1 1, 2 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Alluvial Soil 

D1 0-0.1 2,3 Asbestos, heavy metals, PAH, TRH, BTEX, OC/OP Alluvial Soil 

A1 0-0.1 1,3 Asbestos Fill 

A2 0-0.1 1,3 Asbestos Fill 

A3 0-0.1 1 Asbestos Alluvial Soil 

A4 0-0.1 1,3 Asbestos Fill 

W1 -- 4 Heavy metals, PAH, TRH Pond Water 
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Sample Location Depth (m) 

Area of 

Environmental 

Concern 

Chemicals of Concern Analysed 
Sample 

Description 

Composite C1   

(S1, S2, S3, S4) 
0-0.1 1, 2, 3 15 Metals Fill 

Composite C2   

(S5, S6, S7, S8) 
0-0.1 1, 2 15 Metals Alluvial Soil 

Composite C3  

(S9, S10, S11, S12) 
0-0.1 2 15 Metals Alluvial Soil 

6.2 Laboratory Analysis 

Twelve soil samples were transported under chain-of-custody to ALS Laboratory Group, a NATA 

accredited specialist chemical testing laboratory. The samples included three composited 

samples, three discrete soil samples, one discrete water sample, four separate bagged samples for 

asbestos testing, and one duplicate soil sample. The samples were analysed for the following suite 

of contaminants: 

• Asbestos 

• Polycyclic Aromatic Hydrocarbons (PAH) 

• Total Recoverable Hydrocarbons (TRH)  

• Benzene, Toluene, Ethyl-benzene, Xylenes (BTEX) 

• Organochlorine and Organophosphorus Pesticides (OCPs and OPPs)  

• Heavy metals (arsenic, cadmium, chromium, cobalt, copper, lead, mercury, and zinc). 

The results are presented in Appendix B. 

 

6.3 Quality Control 

Samples were obtained using industry accepted protocols for sample treatment, preservation, and 

equipment decontamination.  One duplicate sample was submitted to the laboratory for analysis. 

Comparison of the test results on the primary and duplicate sample generally show good 

correlation. The primary and corresponding duplicate sample is Primary S15, duplicate D1;  

In addition to the field QC procedures, the laboratory conducted internal quality control testing 

including surrogates, blanks, and laboratory duplicate samples.  The results are presented with the 

laboratory test results in Appendix A.   

The results of the duplicate sample were compared against the primary sample to determine the 

Relative Percentage Difference (RPD), the results of the duplicated sample was within an 

acceptable for all samples analytes except for C34 - C40 Fraction. An RPD of 61% was calculated 

in the comparison for sample S15 and sample D1 for C34 – C40 concentration which exceeds the 

limit of 50% for samples of concentration less than 10 times the LOR. The sampling practices for this 

sample and duplicate were considered appropriate. All other RPDs are within an acceptable 

range, it is considered possible that the TRH level could vary within soil collected from the same 

location. In consideration of the marginal exceedance of the RPD this result is considered 

reasonable. 
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Based on the results of the field and laboratory quality control procedures and testing the data is 

considered to reasonably represent the concentrations of contaminants in the soils at the sample 

locations at the time of sampling and the results can be adopted for this assessment. 

 

6.4 Data Quality Objectives 

The Data Quality Objectives (DQOs) are presented in Table 6. 

Table 6:  Data Quality Objectives 

DQO Details of Process 

State the Problem 
A site contamination assessment is required to support the proposed rezoning of 

the site, from SP3 Tourist to B5 Business Development. 

Identify the Decision 

The principal study questions that are: 

• What is the nature and extent of soil contamination on the subject land 

(if any)?; and 

• Is the land suitable for the proposed rezoning from a contamination 

viewpoint? 

Identify Inputs to the 

Decision 

The primary inputs are: 

• Site history study (See Section 4); 

• Site walkover assessment; 

• Visual assessment for signs of potential contamination including soil 

sieving for presence of potential ACM; 

• Intrusive investigations and soil sampling 

• Laboratory analysis of soil samples; and 

• Results summary. 

Define the Boundary of 

the Assessment 

• The spatial boundaries are limited to the property boundaries of the 

subject lots as shown in Diagram 1 and on Figure 1; 

• The investigation and screening levels for a commercial / industrial land 

use scenario. 

Develop a Decision 

Rule 

The decision rules for the investigation are: 

• If concentrations of contaminants exceed the adopted investigation 

and screening levels for a commercial / industrial land use scenario, 

then further assessment may be required; 

Decision criteria for QA/QC measures are defined in Section 6.3. A decision on 

the acceptance of analytical data will be made based on the data quality 

indicators (DQIs) in the context of precision, accuracy, representativeness, 

completeness and comparability (PARCC) parameters as follows: 

• Precision: NATA registered laboratories were used following NATA 

endorsed methods. An appropriate number of intra-laboratory samples 

were collected and analysed (following ASC NEPM guidance), the 

results of which are considered to be satisfactory; 

• Accuracy: The laboratory limit or reporting (LOR) was appropriate for 

the screening criteria utilised. NATA registered laboratories were used 

following NATA endorsed methods including appropriate method 

blanks, laboratory control samples, laboratory spikes and duplicates the 

results of which are considered to be satisfactory. 

• Representativeness – The samples were received by the laboratories in 

good condition. The data obtained is considered to be representative 

of the soils and ACM present on site;  

• Completeness – Experienced field staff were utilised to undertake the 

sampling and keep appropriate documentation. Samples were in 

proper custody between the field and reaching the laboratory.  The 
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laboratories performed the tests requested. The data obtained from the 

field investigations is considered to be relevant and usable; and 

• Comparability – Sample holding times were met and samples were 

properly and adequately preserved. Field sampling and handling 

procedures were followed. The data collected is considered to be 

comparable. 

Specify Acceptable 

Limits on Decision Errors 

• Acceptable limits for QA/QC measures are defined in 6.3; 

• Acceptable investigation and screening levels are those for a 

commercial / industrial land use scenario; and 

• Specific limits are in accordance with the appropriate NSW EPA 

guidelines including indicators of data quality and standard procedures 

for field sampling and handling. 

Optimise the Design for 

Obtaining Data 

Based on the above steps of the DQO process. The design for obtaining the 

required data (i.e proposed field and laboratory investigations) is presented in 

Section 6 and 7. 

 

6.5 Results of Analysis 

An evaluation of the laboratory test results against the adopted soil assessment criteria as 

presented in Table 2 and Table 3 is provided below: 

• No asbestos was detected in any of the samples tested; 

• Results of heavy metal analysis revealed some elevated levels, however, the concentrations 

encountered were below the adopted health assessment criteria; 

• Results of TRH (F1, F2, F3 and F4) analysis revealed elevated levels of F2, F3, and F4 in S15 

only, and concentrations below the level of reporting in all other samples tested, all levels 

encountered were below the adopted assessment criteria; 

• Results of BTEX analysis revealed concentrations below the level of reporting in all samples 

tested, and therefore below the adopted assessment criteria; 

• Results of PAH analysis revealed concentrations below the level of reporting in all samples 

tested, and therefore below the adopted assessment criteria; 

• Results of organochlorine and organophosphorus pesticide analysis revealed 

concentrations below the level of reporting in all samples tested, and therefore below the 

adopted assessment criteria;  

• Results of polychlorinated biphenyl (PCB) analysis recorded values below level of recording 

for all samples tested, and therefore below the adopted assessment criteria; and 

• The results of the water sample S1 revealed heavy metal levels exceeding the threshold for 

drinking water, fresh water, or marine water for all metals tested except mercury. The 

sample revealed a TRH (F1) level below the level of recording. 

7 ASSESSMENT & CONCLUSIONS REGARDING SITE CONTAMINATION 

Regional Geotechnical Solutions has completed Stage 1 and Stage 2 site contamination 

assessments for the proposed site rezoning at Lot 2 DP839420, Spring Street South Grafton.  

The results of the Stage 1 assessment identified four areas of environmental concern and 

recommended further site assessment (Stage 2 assessment), including sampling and analysis.  This 

report presents the results of the Stage 1 and Stage 2 site assessment.  The assessment concluded 

that for all soil samples tested found that heavy metals, TPH, BTEX, PAH, OC/OP pesticides, PCBs 

and the presence of asbestos were either at concentrations below the laboratory detection limits 
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or at concentrations below the adopted health assessment criteria for commercial / industrial land 

use.  

However, for the one water sample tested (W1) from the existing pond analysis found that all heavy 

metals tested except mercury exceeded the adopted threshold.  

At this stage, the future plans for the pond are not known. Various pieces of rubbish generally 

originating from the adjacent McDonalds restaurant were observed in the pond at the time of the 

field work.  Details of the pond are unknown but it is expected that surface water flows from 

surrounding areas could drain towards the pond resulting in an accumulation of sediments and 

contaminants.   The elevated levels are likely to be associated with metals in the suspended solids 

rather than dissolved metals in the water itself.  Further sample and testing of the water is 

recommended to assess this. 

Based on the above and the findings of the Stage 1 and Stage 2 site contamination assessments 

the soil tested meet the requirements for a commercial/industrial site as detailed in the NEPM 2013 

guidelines.  Further testing is recommended of the water within the pond, and the underlying soil if 

the pond is proposed to be removed.  If the building is to be demolished, testing of the soils below 

the building is also recommended.  

A detailed Remedial Action Plan (RAP) is not considered necessary for the proposed development 

at this point. The following comments and recommendations should be considered during the 

planning, development and construction stages of the project. 

• RGS were provided with a hazardous material register for the property.  The document 

indicates that no asbestos was identified in th e building.  The hazardous materials register 

should be reviewed prior to undertaking any works on the structure and in particular any 

building alteration works or demolition.    All demolition works should be undertaken by 

licenced contractors with appropriate asbestos removal accreditation.  If the building is 

demolished a site clearance certificate must be provided on completion of the works.  

• Regional Geotechnical Solutions should be consulted if details of the proposed 

development differ from those discussed herein. 

• Regional Geotechnical Solutions or an alternative consultant should be contacted if any 

unidentified potential contamination is encountered, (including odorous or stained soils and 

fragments of cement sheeting that may contain asbestos). 

• Material exported off site should be assessed in accordance with EPA guidelines for 

Excavated Natural Material (ENM) and Virgin Excavated Natural Material (VENM). Much of 

the site proposed to be cut would likely be classified as VENM and not require further 

testing. Some previously filled areas would require testing to be classified as ENM. It is noted 

that elevated levels of zinc and lead within composite sample C6 would exceed the 

threshold levels for ENM. C6 sampled around the location of the old house near the 

northern boundary. If material is excavated from this area it may be reused as fill within the 

site, however further testing would be required if the material is proposed to be exported 

offsite. 

8 LIMITATIONS 

This report comprises the results of an investigation carried out for a specific purpose and client as 

defined in the document. The report should not be used by other parties or for purposes or projects 

other than those assumed and stated within the report, as it may not contain adequate or 
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appropriate information for applications other than those assumed or advised at the time of its 

preparation.  The contents of the report are for the sole use of the client and no responsibility or 

liability will be accepted to any third party. The report should not be reproduced either in part or in 

full, without the express permission of Regional Geotechnical Solutions Pty Ltd.  

Contaminated site investigations are based on data collection, judgment, experience, and 

opinion.  By nature, these investigations are less exact than other engineering disciplines. The 

findings presented in this report and used as the basis for the recommendations presented herein 

were obtained using normal, industry accepted practises and standards. To our knowledge, they 

represent a reasonable interpretation of the general condition of the site. Under no circumstances, 

however, can it be considered that these findings represent the actual state of the site at all points.  

Recommendations regarding ground conditions referred to in this report are estimates based on 

the information available at the time of its writing. Estimates are influenced and limited by the 

fieldwork method and testing carried out in the site investigation, and other relevant information as 

has been made available. In cases where information has been provided to Regional 

Geotechnical Solutions for the purposes of preparing this report it has been assumed that the 

information is accurate and appropriate for such use.  No responsibility is accepted by Regional 

Geotechnical Solutions for inaccuracies within any data supplied by others. 

If site conditions encountered during construction vary significantly from those discussed in this 

report, Regional Geotechnical Solutions Pty Ltd should be contacted for further advice.  

This report alone should not be used by contractors as the basis for preparation of tender 

documents or project estimates. Contractors using this report as a basis for preparation of tender 

documents should avail themselves of all relevant background information regarding the site 

before deciding on selection of construction materials and equipment. 

 

If you have any questions regarding this project, or require any additional consultations, please 

contact the undersigned. 

For and on behalf of  

Regional Geotechnical Solutions Pty Ltd 

Prepared by Reviewed by 

 

 

Louis Davidson 

Geotechnical Engineer 

Adam Holzhauser 

Associate Geotechnical Engineer 
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 0  0.00 True

Environmental

CERTIFICATE OF ANALYSIS
Work Order : Page : 1 of 13ES2040955

:: LaboratoryClient REGIONAL GEOTECHNICAL SOLUTION Environmental Division Sydney

: :ContactContact LOUIS DAVIDSON Customer Services ES

:: AddressAddress Unit 14 25-27 Hurley Drive

COFFS HARBOUR NSW, AUSTRALIA 2450

277-289 Woodpark Road Smithfield NSW Australia 2164

:Telephone +61 02 6553 5641 :Telephone +61-2-8784 8555

:Project RGS32420.1 Propsoed Rezoning Date Samples Received : 19-Nov-2020 09:00

:Order number ---- Date Analysis Commenced : 23-Nov-2020

:C-O-C number ---- Issue Date : 26-Nov-2020 16:35

Sampler : ----

Site : Spring Street South Grafton

Quote number : EN/222

24:No. of samples received

12:No. of samples analysed

This report supersedes any previous report(s) with this reference. Results apply to the sample(s) as submitted, unless the sampling was conducted by ALS. This document shall 

not be reproduced, except in full. 

This Certificate of Analysis contains the following information:

l General Comments

l Analytical Results

l Descriptive Results

l Surrogate Control Limits

Additional information pertinent to this report will be found in the following separate attachments: Quality Control Report, QA/QC Compliance Assessment to assist with 

Quality Review and Sample Receipt Notification.

Signatories
This document has been electronically signed by the authorized signatories below. Electronic signing is carried out in compliance with procedures specified in 21 CFR Part 11.

Signatories Accreditation CategoryPosition

Alana Smylie Asbestos Identifier Newcastle - Asbestos, Mayfield West, NSW

Alex Rossi Organic Chemist Sydney Organics, Smithfield, NSW

Edwandy Fadjar Organic Coordinator Sydney Inorganics, Smithfield, NSW

Edwandy Fadjar Organic Coordinator Sydney Organics, Smithfield, NSW

Ivan Taylor Analyst Sydney Inorganics, Smithfield, NSW

R I G H T   S O L U T I O N S   |   R I G H T   P A R T N E R
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Work Order :

:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

S14S13C3C2C1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

16-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:00Sampling date / time

ES2040955-005ES2040955-004ES2040955-003ES2040955-002ES2040955-001UnitLORCAS NumberCompound

Result Result Result Result Result

EA055: Moisture Content (Dried @ 105-110°C)

6.4 17.2 15.3 19.3 7.9%1.0----Moisture Content

EG005(ED093)T: Total Metals by ICP-AES

9Arsenic 6 10 11 6mg/kg57440-38-2

130Barium 90 150 ---- ----mg/kg107440-39-3

<1Beryllium <1 <1 ---- ----mg/kg17440-41-7

<50Boron <50 <50 ---- ----mg/kg507440-42-8

<1Cadmium <1 <1 <1 <1mg/kg17440-43-9

17Chromium 12 19 27 4mg/kg27440-47-3

8Cobalt 7 11 ---- ----mg/kg27440-48-4

26Copper 15 24 26 46mg/kg57440-50-8

95Lead 20 44 20 13mg/kg57439-92-1

475Manganese 442 858 ---- ----mg/kg57439-96-5

10Nickel 6 11 13 7mg/kg27440-02-0

<5Selenium <5 5 ---- ----mg/kg57782-49-2

30Vanadium 29 49 ---- ----mg/kg57440-62-2

204Zinc 70 136 93 95mg/kg57440-66-6

EG035T:  Total Recoverable Mercury by FIMS

<0.1Mercury <0.1 <0.1 <0.1 <0.1mg/kg0.17439-97-6

EP066: Polychlorinated Biphenyls (PCB)

---- ---- ---- <0.1 <0.1mg/kg0.1----Total Polychlorinated biphenyls

EP068A: Organochlorine Pesticides (OC)

----alpha-BHC ---- ---- <0.05 <0.05mg/kg0.05319-84-6

----Hexachlorobenzene (HCB) ---- ---- <0.05 <0.05mg/kg0.05118-74-1

----beta-BHC ---- ---- <0.05 <0.05mg/kg0.05319-85-7

----gamma-BHC ---- ---- <0.05 <0.05mg/kg0.0558-89-9

----delta-BHC ---- ---- <0.05 <0.05mg/kg0.05319-86-8

----Heptachlor ---- ---- <0.05 <0.05mg/kg0.0576-44-8

----Aldrin ---- ---- <0.05 <0.05mg/kg0.05309-00-2

----Heptachlor epoxide ---- ---- <0.05 <0.05mg/kg0.051024-57-3

----^ ---- ---- <0.05 <0.05mg/kg0.05----Total Chlordane (sum)

----trans-Chlordane ---- ---- <0.05 <0.05mg/kg0.055103-74-2

----alpha-Endosulfan ---- ---- <0.05 <0.05mg/kg0.05959-98-8

----cis-Chlordane ---- ---- <0.05 <0.05mg/kg0.055103-71-9

----Dieldrin ---- ---- <0.05 0.20mg/kg0.0560-57-1
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Work Order :

:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

S14S13C3C2C1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

16-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:00Sampling date / time

ES2040955-005ES2040955-004ES2040955-003ES2040955-002ES2040955-001UnitLORCAS NumberCompound

Result Result Result Result Result

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons - Continued

----Acenaphthylene ---- ---- <0.5 <0.5mg/kg0.5208-96-8

----Acenaphthene ---- ---- <0.5 <0.5mg/kg0.583-32-9

----Fluorene ---- ---- <0.5 <0.5mg/kg0.586-73-7

----Phenanthrene ---- ---- <0.5 <0.5mg/kg0.585-01-8

----Anthracene ---- ---- <0.5 <0.5mg/kg0.5120-12-7

----Fluoranthene ---- ---- <0.5 <0.5mg/kg0.5206-44-0

----Pyrene ---- ---- <0.5 <0.5mg/kg0.5129-00-0

----Benz(a)anthracene ---- ---- <0.5 <0.5mg/kg0.556-55-3

----Chrysene ---- ---- <0.5 <0.5mg/kg0.5218-01-9

----Benzo(b+j)fluoranthene ---- ---- <0.5 <0.5mg/kg0.5205-99-2 205-82-3

----Benzo(k)fluoranthene ---- ---- <0.5 <0.5mg/kg0.5207-08-9

----Benzo(a)pyrene ---- ---- <0.5 <0.5mg/kg0.550-32-8

----Indeno(1.2.3.cd)pyrene ---- ---- <0.5 <0.5mg/kg0.5193-39-5

----Dibenz(a.h)anthracene ---- ---- <0.5 <0.5mg/kg0.553-70-3

----Benzo(g.h.i)perylene ---- ---- <0.5 <0.5mg/kg0.5191-24-2

----^ ---- ---- <0.5 <0.5mg/kg0.5----Sum of polycyclic aromatic hydrocarbons

----^ ---- ---- <0.5 <0.5mg/kg0.5----Benzo(a)pyrene TEQ (zero)

----^ ---- ---- 0.6 0.6mg/kg0.5----Benzo(a)pyrene TEQ (half LOR)

----^ ---- ---- 1.2 1.2mg/kg0.5----Benzo(a)pyrene TEQ (LOR)

EP080/071: Total Petroleum Hydrocarbons

---- ---- ---- <10 <10mg/kg10----C6 - C9 Fraction

---- ---- ---- <50 <50mg/kg50----C10 - C14 Fraction

---- ---- ---- <100 <100mg/kg100----C15 - C28 Fraction

---- ---- ---- <100 <100mg/kg100----C29 - C36 Fraction

----^ ---- ---- <50 <50mg/kg50----C10 - C36 Fraction (sum)

EP080/071: Total Recoverable Hydrocarbons - NEPM 2013 Fractions

----C6 - C10 Fraction ---- ---- <10 <10mg/kg10C6_C10

----^ C6 - C10 Fraction  minus BTEX 

(F1)

---- ---- <10 <10mg/kg10C6_C10-BTEX

---- ---- ---- <50 <50mg/kg50---->C10 - C16 Fraction

---- ---- ---- <100 <100mg/kg100---->C16 - C34 Fraction

---- ---- ---- <100 <100mg/kg100---->C34 - C40 Fraction

----^ ---- ---- <50 <50mg/kg50---->C10 - C40 Fraction (sum)

----^ ---- ---- <50 <50mg/kg50---->C10 - C16 Fraction minus Naphthalene 

(F2)
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Work Order :

:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

A3A2A1D1S15Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

16-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:00Sampling date / time

ES2040955-011ES2040955-010ES2040955-009ES2040955-007ES2040955-006UnitLORCAS NumberCompound

Result Result Result Result Result

EA055: Moisture Content (Dried @ 105-110°C)

13.4 13.6 ---- ---- ----%1.0----Moisture Content

EA200: AS 4964 - 2004 Identification of Asbestos in Soils

----Asbestos Detected ---- No No Nog/kg0.11332-21-4

----Asbestos (Trace) ---- No No NoFibres51332-21-4

----Asbestos Type ---- - - ----1332-21-4

---- ---- No No Nog/kg0.1----Synthetic Mineral Fibre

---- ---- No No Nog/kg0.1----Organic Fibre

---- ---- 278 226 319g0.01----Sample weight (dry)

---- ---- A. SMYLIE A. SMYLIE A. SMYLIE-------APPROVED IDENTIFIER:

EG005(ED093)T: Total Metals by ICP-AES

<5Arsenic <5 ---- ---- ----mg/kg57440-38-2

<1Cadmium <1 ---- ---- ----mg/kg17440-43-9

9Chromium 10 ---- ---- ----mg/kg27440-47-3

15Copper 20 ---- ---- ----mg/kg57440-50-8

12Lead 12 ---- ---- ----mg/kg57439-92-1

4Nickel 4 ---- ---- ----mg/kg27440-02-0

70Zinc 68 ---- ---- ----mg/kg57440-66-6

EG035T:  Total Recoverable Mercury by FIMS

<0.1Mercury <0.1 ---- ---- ----mg/kg0.17439-97-6

EP066: Polychlorinated Biphenyls (PCB)

<0.1 <0.1 ---- ---- ----mg/kg0.1----Total Polychlorinated biphenyls

EP068A: Organochlorine Pesticides (OC)

<0.05alpha-BHC <0.05 ---- ---- ----mg/kg0.05319-84-6

<0.05Hexachlorobenzene (HCB) <0.05 ---- ---- ----mg/kg0.05118-74-1

<0.05beta-BHC <0.05 ---- ---- ----mg/kg0.05319-85-7

<0.05gamma-BHC <0.05 ---- ---- ----mg/kg0.0558-89-9

<0.05delta-BHC <0.05 ---- ---- ----mg/kg0.05319-86-8

<0.05Heptachlor <0.05 ---- ---- ----mg/kg0.0576-44-8

<0.05Aldrin <0.05 ---- ---- ----mg/kg0.05309-00-2

<0.05Heptachlor epoxide <0.05 ---- ---- ----mg/kg0.051024-57-3

<0.05^ <0.05 ---- ---- ----mg/kg0.05----Total Chlordane (sum)

<0.05trans-Chlordane <0.05 ---- ---- ----mg/kg0.055103-74-2

<0.05alpha-Endosulfan <0.05 ---- ---- ----mg/kg0.05959-98-8

<0.05cis-Chlordane <0.05 ---- ---- ----mg/kg0.055103-71-9
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Work Order :

:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

A3A2A1D1S15Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

16-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:0016-Nov-2020 00:00Sampling date / time

ES2040955-011ES2040955-010ES2040955-009ES2040955-007ES2040955-006UnitLORCAS NumberCompound

Result Result Result Result Result

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons - Continued

<0.5Naphthalene <0.5 ---- ---- ----mg/kg0.591-20-3

<0.5Acenaphthylene <0.5 ---- ---- ----mg/kg0.5208-96-8

<0.5Acenaphthene <0.5 ---- ---- ----mg/kg0.583-32-9

<0.5Fluorene <0.5 ---- ---- ----mg/kg0.586-73-7

<0.5Phenanthrene <0.5 ---- ---- ----mg/kg0.585-01-8

<0.5Anthracene <0.5 ---- ---- ----mg/kg0.5120-12-7

<0.5Fluoranthene <0.5 ---- ---- ----mg/kg0.5206-44-0

<0.5Pyrene <0.5 ---- ---- ----mg/kg0.5129-00-0

<0.5Benz(a)anthracene <0.5 ---- ---- ----mg/kg0.556-55-3

<0.5Chrysene <0.5 ---- ---- ----mg/kg0.5218-01-9

<0.5Benzo(b+j)fluoranthene <0.5 ---- ---- ----mg/kg0.5205-99-2 205-82-3

<0.5Benzo(k)fluoranthene <0.5 ---- ---- ----mg/kg0.5207-08-9

<0.5Benzo(a)pyrene <0.5 ---- ---- ----mg/kg0.550-32-8

<0.5Indeno(1.2.3.cd)pyrene <0.5 ---- ---- ----mg/kg0.5193-39-5

<0.5Dibenz(a.h)anthracene <0.5 ---- ---- ----mg/kg0.553-70-3

<0.5Benzo(g.h.i)perylene <0.5 ---- ---- ----mg/kg0.5191-24-2

<0.5^ <0.5 ---- ---- ----mg/kg0.5----Sum of polycyclic aromatic hydrocarbons

<0.5^ <0.5 ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (zero)

0.6^ 0.6 ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (half LOR)

1.2^ 1.2 ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (LOR)

EP080/071: Total Petroleum Hydrocarbons

<10 <10 ---- ---- ----mg/kg10----C6 - C9 Fraction

<50 <50 ---- ---- ----mg/kg50----C10 - C14 Fraction

320 230 ---- ---- ----mg/kg100----C15 - C28 Fraction

490 280 ---- ---- ----mg/kg100----C29 - C36 Fraction

810^ 510 ---- ---- ----mg/kg50----C10 - C36 Fraction (sum)

EP080/071: Total Recoverable Hydrocarbons - NEPM 2013 Fractions

<10C6 - C10 Fraction <10 ---- ---- ----mg/kg10C6_C10

<10^ C6 - C10 Fraction  minus BTEX 

(F1)

<10 ---- ---- ----mg/kg10C6_C10-BTEX

50 <50 ---- ---- ----mg/kg50---->C10 - C16 Fraction

550 400 ---- ---- ----mg/kg100---->C16 - C34 Fraction

510 270 ---- ---- ----mg/kg100---->C34 - C40 Fraction

1110^ 670 ---- ---- ----mg/kg50---->C10 - C40 Fraction (sum)
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Work Order :

:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------A4Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----------------16-Nov-2020 00:00Sampling date / time

--------------------------------ES2040955-012UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EA200: AS 4964 - 2004 Identification of Asbestos in Soils

NoAsbestos Detected ---- ---- ---- ----g/kg0.11332-21-4

NoAsbestos (Trace) ---- ---- ---- ----Fibres51332-21-4

-Asbestos Type ---- ---- ---- -------1332-21-4

No ---- ---- ---- ----g/kg0.1----Synthetic Mineral Fibre

No ---- ---- ---- ----g/kg0.1----Organic Fibre

385 ---- ---- ---- ----g0.01----Sample weight (dry)

A. SMYLIE ---- ---- ---- -----------APPROVED IDENTIFIER:
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:Client

ES2040955

RGS32420.1 Propsoed Rezoning:Project

REGIONAL GEOTECHNICAL SOLUTION

Surrogate Control Limits

Recovery Limits (%)Sub-Matrix: SOIL

Compound CAS Number Low High

EP066S: PCB Surrogate

Decachlorobiphenyl 2051-24-3 39 149

EP068S: Organochlorine Pesticide Surrogate

Dibromo-DDE 21655-73-2 49 147

EP068T: Organophosphorus Pesticide Surrogate

DEF 78-48-8 35 143

EP075(SIM)S: Phenolic Compound Surrogates

Phenol-d6 13127-88-3 63 123

2-Chlorophenol-D4 93951-73-6 66 122

2.4.6-Tribromophenol 118-79-6 40 138

EP075(SIM)T: PAH Surrogates

2-Fluorobiphenyl 321-60-8 70 122

Anthracene-d10 1719-06-8 66 128

4-Terphenyl-d14 1718-51-0 65 129

EP080S: TPH(V)/BTEX Surrogates

1.2-Dichloroethane-D4 17060-07-0 73 133

Toluene-D8 2037-26-5 74 132

4-Bromofluorobenzene 460-00-4 72 130

Recovery Limits (%)Sub-Matrix: WATER

Compound CAS Number Low High

EP080S: TPH(V)/BTEX Surrogates

1.2-Dichloroethane-D4 17060-07-0 71 137

Toluene-D8 2037-26-5 79 131

4-Bromofluorobenzene 460-00-4 70 128
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Regional Geotechnical Solutions    

RGS32420.1-AB 

26 November 2020 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix B 

Results of Site History Study 
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Provided by Equifax on 27/10/2020 at 9:51:47 AM AEDT.© Office of the Registrar-General 2020 

 

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information

appearing under notations has not been formally recorded in the Register. 

 

Equifax - hereby certifies that the information contained in this document has been provided electronically by the Registrar General

in accordance with section 96B(2) of the Real Property Act 1900. Note: Information contained in this document is provided by

Equifax, ABN 26 000 602 862, http://www.equifax.com.au/ an approved NSW Information Broker.

 
            NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH
            -----------------------------------------------------
 
 
   FOLIO: 2/839420
   ------
 
              SEARCH DATE       TIME              EDITION NO    DATE
              -----------       ----              ----------    ----
              27/10/2020       9:50 AM                3       22/3/2018
 
 
   LAND
   ----
   LOT 2 IN DEPOSITED PLAN 839420
      AT SOUTH GRAFTON
      LOCAL GOVERNMENT AREA CLARENCE VALLEY
      PARISH OF SOUTHAMPTON   COUNTY OF CLARENCE
      TITLE DIAGRAM DP839420
 
   FIRST SCHEDULE
   --------------
   CLARENCE VALLEY COUNCIL                                 (RP AN78690)
 
   SECOND SCHEDULE (4 NOTIFICATIONS)
   ---------------
   1   LAND EXCLUDES MINERALS -SEE MEMORANDUM T447500
   2   AM872020  RIGHT OF CARRIAGEWAY APPURTENANT TO THE LAND ABOVE
                 DESCRIBED AFFECTING THE PART DESIGNATED (A) IN DP839420
   3   AM872021  RIGHT OF CARRIAGEWAY AFFECTING THE PART DESIGNATED
                 (B) IN DP839420
   4   AM872022  EASEMENT FOR SIGNAGE AFFECTING THE PART DESIGNATED
                 (A) IN DP265061
 
   NOTATIONS
   ---------
   DP1218910 NOTE: PLAN OF ACQUISITION (ROADS ACT, 1993)
 
   UNREGISTERED DEALINGS: NIL
 
           ***  END OF SEARCH  ***
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                            PRINTED ON 27/10/2020
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Status Branch Charting Map 

 

 

LTO Charting Map 
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Regional Charting Maps 
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Town Map Third Edition 1880 

 

 

Town Map Fourth Edition 13 December 1889 
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Town Map Seventh Edition 3 March 1921 

 

Town Map Eighth Edition 1953 

 

 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 86 of 163 
 

Ordinary Council Meeting Page 99 of 176 

 

 

 

 

 



Page 100 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 87 of 163 
 

 

 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 88 of 163 
 

Ordinary Council Meeting Page 101 of 176 

 



Page 102 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 89 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 90 of 163 
 

Ordinary Council Meeting Page 103 of 176 

 



Page 104 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 91 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 92 of 163 
 

Ordinary Council Meeting Page 105 of 176 

  



Page 106 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 93 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 94 of 163 
 

Ordinary Council Meeting Page 107 of 176 

  



Page 108 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 95 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 96 of 163 
 

Ordinary Council Meeting Page 109 of 176 

  



Page 110 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 97 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 98 of 163 
 

Ordinary Council Meeting Page 111 of 176 

  



Page 112 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 99 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 100 of 163 
 

Ordinary Council Meeting Page 113 of 176 

  



Page 114 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 101 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 102 of 163 
 

Ordinary Council Meeting Page 115 of 176 

  



Page 116 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 103 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 104 of 163 
 

Ordinary Council Meeting Page 117 of 176 

  



Page 118 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 105 of 163 
 

 

  



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 106 of 163 
 

Ordinary Council Meeting Page 119 of 176 

  



Page 120 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 107 of 163 
 

 

 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 108 of 163 
 

Ordinary Council Meeting Page 121 of 176 

 Clarence Valley Council South Grafton Tourist Information Centre

Lot 2 DP839420
8 December 2017

ID Location Room 

Description 

Surface ACM 

product 

description 

Type Condition Risk 

Rating 

Sample 

Taken 

Sample Results Identification 

of ACM by 

Accessible Notes

1

Risk Rating

1

·         There is an increased potential for fibre exposure and/or transfer of fibres to other areas

2 Medium ·         Asbestos is unstable and there is a potential for disturbance or material is accessible and when disturbed may present a short-term exposure risk or disturbance due 

          to maintenance, refurbishment, renovation, demolition is likely to occur, or disturbance of ACM likely to occur.

·         Control measures are to be taken at earliest possible time.

·         Asbestos cement debris at soil surface is in an accessible area and disturbance is likely to occur

3 Low ·         Potential Hazard during Refurbishment

·         Friable asbestos is stable and has low disturbance potential 

·         Non friable asbestos with no or <10% area damage and no exposure risk unless disturbed or loose cement debris in low access area. 

·         Control measures are to be taken at earliest possible time.

·         Removal  may be deferred unless disturbance is possible due to maintenance, refurbishment, renovation, or demolition.

4 Negligible ·         Non-friable asbestos material is stable

·         Control measures are to be taken at earliest possible time.

·         Low potential for disturbance and does not present a risk unless cut, drilled, sanded or abraded.

Assessed by Michael Powell (AD204642)  South Grafton Tourist Information centre

This register is based on a visual inspection. This building was constructed in 1992.Any building built after 1990 is presumed to be free of building products that contain asbestos containing material.No asbestos 

material was detected in the inspection conducted 8/12/2017

Cavities, doors, glues, gaskets, seals, materials that are hidden from view, false walls , air conditioning ducts, Underground pipe work , Telecommunication pits, Sub floor space between levels, Under 

carpet/underlay , Under tiles, Walls frame cavities, under stucco decoration, material under decorative finishes, material under flashings etc. are presumed to contain ACM and should be referred to a competent 

person for verification prior to work being undertaken. The register must be read in conjunction with the Asbestos Survey including the limitations of a Asbestos Survey  
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Regional Geotechnical Solutions Pty Ltd  
ABN 51141848820 

 

 

Unit 14, 25-27 Hurley Drive 
Coffs Harbour NSW 2450 

Ph. (02) 6650 0010 

Email louis.d@regionalgeotech.com.au  
Web: www.regionalgeotech.com.au 

 

RGS32420.1 - AC 

10 February 2021 

Rick Bennell & Associates 
38 Ocean View Road 
ARRAWARRA HEADLAND NSW 2456 

Attention: Rick Bennell 

Dear Rick, 

 

RE:  Proposed Rezoning - Lot 2 DP839420, Spring Street South Grafton 

 Additional Testing 

Regional Geotechnical Solutions Pty Ltd (RGS) has completed additional testing at the above site 

following the Stage 1 and 2 Site Contamination Assessment (SCA) undertaken by RGS in November 

2020. The results of the site contamination assessment are presented in Report No.  RGS32420.1 – AB 

dated 26 November 2021.   

The assessment concluded that for all soil samples tested heavy metals, TPH, BTEX, PAH, OC/OP 

pesticides, PCBs were either at concentrations below the laboratory detection limits or at 

concentrations below the adopted health assessment criteria for commercial / industrial land use.   

The testing also indicated that no asbestos was present within any of the samples tested. 

For the one water sample tested (W1) from the existing pond analysis found that all heavy metals 

tested except mercury exceeded the adopted threshold. As such further testing of the water within 

the pond, and the underlying soil in the pond was recommended by RGS.   

Based on this and in consideration of recommendations from Clarence Valley Council (CVC) RGS 

returned to the site on 20 January 2021 to undertake sampling for additional testing.  

CVC provided original design drawings of the pond that indicated there is an outlet/overflow point 

at the northeast corner of the pond and the base of the pond is not lined. The drawing is 

reproduced below. 
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Regional Geotechnical Solutions   Page  2 

10 February 2021 

RGS32420.1 - AC 

 

 

Design drawings for the existing pond. 

 

The following limited scope testing was undertaken: 

• Four (4) samples of the sediments at the base of the pond. 

• Two (2) samples of surface soils at the outlet / overflow point as per the drawing. 

• One (1) water sample tested for dissolved metals.  

The samples were collected in laboratory supplied glass jars using a clean pair of gloves at each 

sampling location.  The samples were stored and transported in a cooled Esky to a NATA 

accredited laboratory for analysis.   

The assessment was carried out in accordance with the National Environment Protection 

(Assessment of Site Contamination) Measure (NEPM 2013). The NEPM document provides a range 

of guidelines for assessment of contaminants for various land uses. The site is proposed to be 

rezoned to “B5 Business Development”.  Therefore, the investigation levels for “commercial / 

industrial” land use have been adopted as the primary investigation criteria. In accordance with 

the NEPM guidelines the following criteria were adopted for this assessment: 

• Health investigation levels (HIL) for commercial / industrial land use were used to assess the 

potential human health impact of heavy metals and polycyclic aromatic hydrocarbons 

(PAHs). 

• Groundwater Investigation levels (GILs) for drinking water use were used to assess the 

potential human health impact of heavy metals. 
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10 February 2021 

RGS32420.1 - AC 

 

• Health Screening Levels (HSL) for coarse textured (sand) or fine textured (silt or clay) soils on 

a commercial / industrial site were adopted as appropriate for the soils encountered to 

assess the potential human health impact of petroleum hydrocarbons including benzene, 

toluene, ethylbenzene and xylene (BTEX) compounds. 

• Ecological Investigation Levels (EIL) for commercial / industrial land use were used for 

evaluation of the potential ecological / environmental impact of heavy metals and PAH. 

• Ecological Screening Levels (ESL) for coarse textured (sand) or fine textured (silt or clay) soils 

on a commercial / industrial site were adopted as appropriate for the soils encountered, to 

assess the potential ecological / environmental impact of petroleum hydrocarbons and 

BTEX compounds. 

An evaluation of the laboratory test results against the adopted soil assessment criteria as 

presented in RGS32420.1 – AB indicates all soil samples tested (from base of pond and outlet point) 

revealed levels below the adopted assessment criteria for all contaminants tested. 

The analysis of the additional water sample indicated that the sample was below the ‘drinking 

water’ criteria for all contaminants tested, however, exceed the ‘fresh water’ criteria for zinc.  All 

other contaminants were below the criteria of both fresh water and drinking water. 

The water sample P1 revealed a zinc concentration of 0.011mg/L. This exceeds the threshold for 

fresh water of 8µg/L, however, does not exceed the criteria for marine water (15µg/L), there is no 

criteria for drinking water for zinc.  

The site is proposed to be rezoned as B5 Business Development and is located within an industrial 

area with no sensitive ecosystems nearby.  Future developments will typically be of an industrial / 

commercial nature and involve minimal vegetation, therefore the elevated zinc levels would have 

negligible impact to the surrounding environment.  Potential human health impacts associated with 

the elevated zinc would be negligible. If the pond water is to be disposed of offsite it should not be 

introduced to any freshwater sites without prior treatment. 
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RGS32420.1 - AC 

 

This report comprises the results of an investigation carried out for a specific purpose and client as 

defined in the document. The report should not be used by other parties or for purposes or projects 

other than those assumed and stated within the report, as it may not contain adequate or 

appropriate information for applications other than those assumed or advised at the time of its 

preparation.  The contents of the report are for the sole use of the client and no responsibility or 

liability will be accepted to any third party. The report should not be reproduced either in part or in 

full, without the express permission of Regional Geotechnical Solutions Pty Ltd.  

Contaminated site investigations are based on data collection, judgment, experience, and 

opinion.  By nature, these investigations are less exact than other engineering disciplines. The 

findings presented in this report and used as the basis for the recommendations presented herein 

were obtained using normal, industry accepted practises and standards. To our knowledge, they 

represent a reasonable interpretation of the general condition of the site. Under no circumstances, 

however, can it be considered that these findings represent the actual state of the site at all points.  

Recommendations regarding ground conditions referred to in this report are estimates based on 

the information available at the time of its writing. Estimates are influenced and limited by the 

fieldwork method and testing carried out in the site investigation, and other relevant information as 

has been made available. In cases where information has been provided to Regional 

Geotechnical Solutions for the purposes of preparing this report it has been assumed that the 

information is accurate and appropriate for such use.  No responsibility is accepted by Regional 

Geotechnical Solutions for inaccuracies within any data supplied by others. 

If site conditions encountered during construction vary significantly from those discussed in this 

report, Regional Geotechnical Solutions Pty Ltd should be contacted for further advice.  

This report alone should not be used by contractors as the basis for preparation of tender 

documents or project estimates. Contractors using this report as a basis for preparation of tender 

documents should avail themselves of all relevant background information regarding the site 

before deciding on selection of construction materials and equipment. 

 

If you have any questions please do not hesitate to contact us. 

For and on behalf of Regional Geotechnical Solutions Pty Ltd 

Prepared by Reviewed by 

 

 

Louis Davison 

Geotechnical Engineer 

Adam Holzhauser 

Associate Geotechnical Engineer 

 

Attachments 

Figure 1 

Laboratory test results 
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Client Job No.

Project: Drawn By:

Date:

Title: Drawing No.

Rick Bennell & Associates

Sample Location Plan

RGS32420.1 - AC

LD

18-Feb-21

FIGURE 1

Proposed Rezoning - Additional Testing

Lot 2 DP839420, Spring Street South Grafton

B1

B4

B2
O1

B3

P1

Pond Base Samples

LEDEND

Outlet Samples

Pond Water Sample

O2
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 0  0.00 True

Environmental

CERTIFICATE OF ANALYSIS
Work Order : Page : 1 of 12ES2102510

:: LaboratoryClient REGIONAL GEOTECHNICAL SOLUTION Environmental Division Sydney

: :ContactContact LOUIS DAVIDSON Customer Services ES

:: AddressAddress Unit 14 25-27 Hurley Drive

COFFS HARBOUR NSW, AUSTRALIA 2450

277-289 Woodpark Road Smithfield NSW Australia 2164

:Telephone +61 02 6553 5641 :Telephone +61-2-8784 8555

:Project RGS32420.1 - Proposed Rezoning - Testing Round 2 Date Samples Received : 27-Jan-2021 09:15

:Order number ---- Date Analysis Commenced : 28-Jan-2021

:C-O-C number ---- Issue Date : 02-Feb-2021 14:58

Sampler : ----

Site : Spring Street South Grafton

Quote number : EN/222

7:No. of samples received

7:No. of samples analysed

This report supersedes any previous report(s) with this reference. Results apply to the sample(s) as submitted, unless the sampling was conducted by ALS. This document shall 

not be reproduced, except in full. 

This Certificate of Analysis contains the following information:

l General Comments

l Analytical Results

l Surrogate Control Limits

Additional information pertinent to this report will be found in the following separate attachments: Quality Control Report, QA/QC Compliance Assessment to assist with 

Quality Review and Sample Receipt Notification.

Signatories
This document has been electronically signed by the authorized signatories below. Electronic signing is carried out in compliance with procedures specified in 21 CFR Part 11.

Signatories Accreditation CategoryPosition

Edwandy Fadjar Organic Coordinator Sydney Inorganics, Smithfield, NSW

Edwandy Fadjar Organic Coordinator Sydney Organics, Smithfield, NSW

Ivan Taylor Analyst Sydney Inorganics, Smithfield, NSW

Sanjeshni Jyoti Senior Chemist Volatiles Sydney Organics, Smithfield, NSW

R I G H T   S O L U T I O N S   |   R I G H T   P A R T N E R
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

General Comments

The analytical procedures used by ALS have been developed from established internationally recognised procedures such as those published by the USEPA, APHA, AS and NEPM.  In house developed procedures 

are fully validated and are often at the client request.

Where moisture determination has been performed, results are reported on a dry weight basis.

Where a reported less than (<) result is higher than the LOR, this may be due to primary sample extract/digestate dilution and/or insufficient sample for analysis.

Where the LOR of a reported result differs from standard LOR, this may be due to high moisture content, insufficient sample (reduced weight employed) or matrix interference.

When sampling time information is not provided by the client, sampling dates are shown without a time component.  In these instances, the time component has been assumed by the laboratory for processing 

purposes.

Where a result is required to meet compliance limits the associated uncertainty must be considered. Refer to the ALS Contact for details.

CAS Number = CAS registry number from database maintained by Chemical Abstracts Services. The Chemical Abstracts Service is a division of the American Chemical Society.

LOR = Limit of reporting

^ = This result is computed from individual analyte detections at or above the level of reporting

ø = ALS is not NATA accredited for these tests.

~ = Indicates an estimated value.

Key :

Benzo(a)pyrene Toxicity Equivalent Quotient (TEQ) per the NEPM (2013) is the sum total of the concentration of the eight carcinogenic PAHs multiplied by their Toxicity Equivalence Factor (TEF) relative to 

Benzo(a)pyrene.  TEF values are provided in brackets as follows:  Benz(a)anthracene (0.1), Chrysene (0.01), Benzo(b+j) & Benzo(k)fluoranthene (0.1), Benzo(a)pyrene (1.0), Indeno(1.2.3.cd)pyrene (0.1), 

Dibenz(a.h)anthracene (1.0), Benzo(g.h.i)perylene (0.01).  Less than LOR results for 'TEQ Zero' are treated as zero, for 'TEQ 1/2LOR' are treated as half the reported LOR, and for 'TEQ LOR' are treated as being 

equal to the reported LOR.  Note: TEQ 1/2LOR and TEQ LOR will calculate as 0.6mg/Kg and 1.2mg/Kg respectively for samples with non-detects for all of the eight TEQ PAHs.

l

EP080: Where reported, Total Xylenes is the sum of the reported concentrations of m&p-Xylene and o-Xylene at or above the LOR.l

EP068: Where reported, Total Chlordane (sum) is the sum of the reported concentrations of cis-Chlordane and trans-Chlordane at or above the LOR.l

EP068: Where reported, Total OCP is the sum of the reported concentrations of all Organochlorine Pesticides at or above LOR.l

EP075(SIM): Where reported, Total Cresol is the sum of the reported concentrations of 2-Methylphenol and 3- & 4-Methylphenol at or above the LOR.l
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

B3B2B1O2O1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

21-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:00Sampling date / time

ES2102510-006ES2102510-005ES2102510-004ES2102510-003ES2102510-002UnitLORCAS NumberCompound

Result Result Result Result Result

EA055: Moisture Content (Dried @ 105-110°C)

25.2 26.1 28.9 20.6 28.7%1.0----Moisture Content

EG005(ED093)T: Total Metals by ICP-AES

12Arsenic 5 7 10 24mg/kg57440-38-2

<1Cadmium <1 <1 <1 <1mg/kg17440-43-9

19Chromium 13 17 23 26mg/kg27440-47-3

18Copper 32 15 23 26mg/kg57440-50-8

33Lead 17 17 24 29mg/kg57439-92-1

9Nickel 9 9 14 15mg/kg27440-02-0

71Zinc 88 24 35 47mg/kg57440-66-6

EG035T:  Total Recoverable Mercury by FIMS

<0.1Mercury <0.1 <0.1 <0.1 <0.1mg/kg0.17439-97-6

EP066: Polychlorinated Biphenyls (PCB)

<0.1 <0.1 <0.1 <0.1 <0.1mg/kg0.1----Total Polychlorinated biphenyls

EP068A: Organochlorine Pesticides (OC)

<0.05alpha-BHC <0.05 <0.05 <0.05 <0.05mg/kg0.05319-84-6

<0.05Hexachlorobenzene (HCB) <0.05 <0.05 <0.05 <0.05mg/kg0.05118-74-1

<0.05beta-BHC <0.05 <0.05 <0.05 <0.05mg/kg0.05319-85-7

<0.05gamma-BHC <0.05 <0.05 <0.05 <0.05mg/kg0.0558-89-9

<0.05delta-BHC <0.05 <0.05 <0.05 <0.05mg/kg0.05319-86-8

<0.05Heptachlor <0.05 <0.05 <0.05 <0.05mg/kg0.0576-44-8

<0.05Aldrin <0.05 <0.05 <0.05 <0.05mg/kg0.05309-00-2

<0.05Heptachlor epoxide <0.05 <0.05 <0.05 <0.05mg/kg0.051024-57-3

<0.05^ <0.05 <0.05 <0.05 <0.05mg/kg0.05----Total Chlordane (sum)

<0.05trans-Chlordane <0.05 <0.05 <0.05 <0.05mg/kg0.055103-74-2

<0.05alpha-Endosulfan <0.05 <0.05 <0.05 <0.05mg/kg0.05959-98-8

<0.05cis-Chlordane <0.05 <0.05 <0.05 <0.05mg/kg0.055103-71-9

<0.05Dieldrin <0.05 <0.05 <0.05 <0.05mg/kg0.0560-57-1

<0.054.4`-DDE <0.05 <0.05 <0.05 <0.05mg/kg0.0572-55-9

<0.05Endrin <0.05 <0.05 <0.05 <0.05mg/kg0.0572-20-8

<0.05beta-Endosulfan <0.05 <0.05 <0.05 <0.05mg/kg0.0533213-65-9

<0.05^ Endosulfan (sum) <0.05 <0.05 <0.05 <0.05mg/kg0.05115-29-7

<0.054.4`-DDD <0.05 <0.05 <0.05 <0.05mg/kg0.0572-54-8

<0.05Endrin aldehyde <0.05 <0.05 <0.05 <0.05mg/kg0.057421-93-4

<0.05Endosulfan sulfate <0.05 <0.05 <0.05 <0.05mg/kg0.051031-07-8
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Work Order :
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ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

B3B2B1O2O1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

21-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:00Sampling date / time

ES2102510-006ES2102510-005ES2102510-004ES2102510-003ES2102510-002UnitLORCAS NumberCompound

Result Result Result Result Result

EP068A: Organochlorine Pesticides (OC) - Continued

<0.24.4`-DDT <0.2 <0.2 <0.2 <0.2mg/kg0.250-29-3

<0.05Endrin ketone <0.05 <0.05 <0.05 <0.05mg/kg0.0553494-70-5

<0.2Methoxychlor <0.2 <0.2 <0.2 <0.2mg/kg0.272-43-5

<0.05^ Sum of Aldrin + Dieldrin <0.05 <0.05 <0.05 <0.05mg/kg0.05309-00-2/60-57-1

<0.05^ Sum of DDD + DDE + DDT <0.05 <0.05 <0.05 <0.05mg/kg0.0572-54-8/72-55-9/5

0-2

EP068B: Organophosphorus Pesticides (OP)

<0.05Dichlorvos <0.05 <0.05 <0.05 <0.05mg/kg0.0562-73-7

<0.05Demeton-S-methyl <0.05 <0.05 <0.05 <0.05mg/kg0.05919-86-8

<0.2Monocrotophos <0.2 <0.2 <0.2 <0.2mg/kg0.26923-22-4

<0.05Dimethoate <0.05 <0.05 <0.05 <0.05mg/kg0.0560-51-5

<0.05Diazinon <0.05 <0.05 <0.05 <0.05mg/kg0.05333-41-5

<0.05Chlorpyrifos-methyl <0.05 <0.05 <0.05 <0.05mg/kg0.055598-13-0

<0.2Parathion-methyl <0.2 <0.2 <0.2 <0.2mg/kg0.2298-00-0

<0.05Malathion <0.05 <0.05 <0.05 <0.05mg/kg0.05121-75-5

<0.05Fenthion <0.05 <0.05 <0.05 <0.05mg/kg0.0555-38-9

<0.05Chlorpyrifos <0.05 <0.05 <0.05 <0.05mg/kg0.052921-88-2

<0.2Parathion <0.2 <0.2 <0.2 <0.2mg/kg0.256-38-2

<0.05Pirimphos-ethyl <0.05 <0.05 <0.05 <0.05mg/kg0.0523505-41-1

<0.05Chlorfenvinphos <0.05 <0.05 <0.05 <0.05mg/kg0.05470-90-6

<0.05Bromophos-ethyl <0.05 <0.05 <0.05 <0.05mg/kg0.054824-78-6

<0.05Fenamiphos <0.05 <0.05 <0.05 <0.05mg/kg0.0522224-92-6

<0.05Prothiofos <0.05 <0.05 <0.05 <0.05mg/kg0.0534643-46-4

<0.05Ethion <0.05 <0.05 <0.05 <0.05mg/kg0.05563-12-2

<0.05Carbophenothion <0.05 <0.05 <0.05 <0.05mg/kg0.05786-19-6

<0.05Azinphos Methyl <0.05 <0.05 <0.05 <0.05mg/kg0.0586-50-0

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons

<0.5Naphthalene <0.5 <0.5 <0.5 <0.5mg/kg0.591-20-3

<0.5Acenaphthylene <0.5 <0.5 <0.5 <0.5mg/kg0.5208-96-8

<0.5Acenaphthene <0.5 <0.5 <0.5 <0.5mg/kg0.583-32-9

<0.5Fluorene <0.5 <0.5 <0.5 <0.5mg/kg0.586-73-7

<0.5Phenanthrene <0.5 <0.5 <0.5 <0.5mg/kg0.585-01-8

<0.5Anthracene <0.5 <0.5 <0.5 <0.5mg/kg0.5120-12-7

<0.5Fluoranthene <0.5 <0.5 <0.5 <0.5mg/kg0.5206-44-0

<0.5Pyrene <0.5 <0.5 <0.5 <0.5mg/kg0.5129-00-0
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

B3B2B1O2O1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

21-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:00Sampling date / time

ES2102510-006ES2102510-005ES2102510-004ES2102510-003ES2102510-002UnitLORCAS NumberCompound

Result Result Result Result Result

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons - Continued

<0.5Benz(a)anthracene <0.5 <0.5 <0.5 <0.5mg/kg0.556-55-3

<0.5Chrysene <0.5 <0.5 <0.5 <0.5mg/kg0.5218-01-9

<0.5Benzo(b+j)fluoranthene <0.5 <0.5 <0.5 <0.5mg/kg0.5205-99-2 205-82-3

<0.5Benzo(k)fluoranthene <0.5 <0.5 <0.5 <0.5mg/kg0.5207-08-9

<0.5Benzo(a)pyrene <0.5 <0.5 <0.5 <0.5mg/kg0.550-32-8

<0.5Indeno(1.2.3.cd)pyrene <0.5 <0.5 <0.5 <0.5mg/kg0.5193-39-5

<0.5Dibenz(a.h)anthracene <0.5 <0.5 <0.5 <0.5mg/kg0.553-70-3

<0.5Benzo(g.h.i)perylene <0.5 <0.5 <0.5 <0.5mg/kg0.5191-24-2

<0.5^ <0.5 <0.5 <0.5 <0.5mg/kg0.5----Sum of polycyclic aromatic hydrocarbons

<0.5^ <0.5 <0.5 <0.5 <0.5mg/kg0.5----Benzo(a)pyrene TEQ (zero)

0.6^ 0.6 0.6 0.6 0.6mg/kg0.5----Benzo(a)pyrene TEQ (half LOR)

1.2^ 1.2 1.2 1.2 1.2mg/kg0.5----Benzo(a)pyrene TEQ (LOR)

EP080/071: Total Petroleum Hydrocarbons

<10 <10 <10 <10 <10mg/kg10----C6 - C9 Fraction

<50 <50 <50 <50 <50mg/kg50----C10 - C14 Fraction

<100 <100 <100 <100 <100mg/kg100----C15 - C28 Fraction

<100 <100 <100 <100 <100mg/kg100----C29 - C36 Fraction

<50^ <50 <50 <50 <50mg/kg50----C10 - C36 Fraction (sum)

EP080/071: Total Recoverable Hydrocarbons - NEPM 2013 Fractions

<10C6 - C10 Fraction <10 <10 <10 <10mg/kg10C6_C10

<10^ C6 - C10 Fraction  minus BTEX 

(F1)

<10 <10 <10 <10mg/kg10C6_C10-BTEX

<50 <50 <50 <50 <50mg/kg50---->C10 - C16 Fraction

<100 <100 <100 <100 <100mg/kg100---->C16 - C34 Fraction

<100 <100 <100 <100 <100mg/kg100---->C34 - C40 Fraction

<50^ <50 <50 <50 <50mg/kg50---->C10 - C40 Fraction (sum)

<50^ <50 <50 <50 <50mg/kg50---->C10 - C16 Fraction minus Naphthalene 

(F2)

EP080: BTEXN

<0.2Benzene <0.2 <0.2 <0.2 <0.2mg/kg0.271-43-2

<0.5Toluene <0.5 <0.5 <0.5 <0.5mg/kg0.5108-88-3

<0.5Ethylbenzene <0.5 <0.5 <0.5 <0.5mg/kg0.5100-41-4

<0.5meta- & para-Xylene <0.5 <0.5 <0.5 <0.5mg/kg0.5108-38-3 106-42-3

<0.5ortho-Xylene <0.5 <0.5 <0.5 <0.5mg/kg0.595-47-6
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

B3B2B1O2O1Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

21-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:0021-Jan-2021 00:00Sampling date / time

ES2102510-006ES2102510-005ES2102510-004ES2102510-003ES2102510-002UnitLORCAS NumberCompound

Result Result Result Result Result

EP080: BTEXN - Continued

<0.2^ <0.2 <0.2 <0.2 <0.2mg/kg0.2----Sum of BTEX

<0.5^ <0.5 <0.5 <0.5 <0.5mg/kg0.5----Total Xylenes

<1Naphthalene <1 <1 <1 <1mg/kg191-20-3

EP066S: PCB Surrogate

108Decachlorobiphenyl 105 96.6 112 102%0.12051-24-3

EP068S: Organochlorine Pesticide Surrogate

103Dibromo-DDE 107 95.0 111 92.3%0.0521655-73-2

EP068T: Organophosphorus Pesticide Surrogate

83.8DEF 81.5 82.9 95.3 69.5%0.0578-48-8

EP075(SIM)S: Phenolic Compound Surrogates

126Phenol-d6 117 119 124 122%0.513127-88-3

91.12-Chlorophenol-D4 86.3 89.0 92.6 88.8%0.593951-73-6

75.42.4.6-Tribromophenol 80.1 72.7 75.6 70.9%0.5118-79-6

EP075(SIM)T: PAH Surrogates

1012-Fluorobiphenyl 96.6 98.8 100 98.3%0.5321-60-8

96.1Anthracene-d10 99.8 101 107 95.0%0.51719-06-8

87.14-Terphenyl-d14 93.4 97.9 89.7 84.3%0.51718-51-0

EP080S: TPH(V)/BTEX Surrogates

97.81.2-Dichloroethane-D4 85.1 84.7 95.7 89.3%0.217060-07-0

108Toluene-D8 96.6 89.8 102 96.1%0.22037-26-5

1214-Bromofluorobenzene 108 105 111 106%0.2460-00-4
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------B4Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----------------21-Jan-2021 00:00Sampling date / time

--------------------------------ES2102510-007UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EA055: Moisture Content (Dried @ 105-110°C)

27.6 ---- ---- ---- ----%1.0----Moisture Content

EG005(ED093)T: Total Metals by ICP-AES

10Arsenic ---- ---- ---- ----mg/kg57440-38-2

<1Cadmium ---- ---- ---- ----mg/kg17440-43-9

20Chromium ---- ---- ---- ----mg/kg27440-47-3

26Copper ---- ---- ---- ----mg/kg57440-50-8

22Lead ---- ---- ---- ----mg/kg57439-92-1

9Nickel ---- ---- ---- ----mg/kg27440-02-0

105Zinc ---- ---- ---- ----mg/kg57440-66-6

EG035T:  Total Recoverable Mercury by FIMS

<0.1Mercury ---- ---- ---- ----mg/kg0.17439-97-6

EP066: Polychlorinated Biphenyls (PCB)

<0.1 ---- ---- ---- ----mg/kg0.1----Total Polychlorinated biphenyls

EP068A: Organochlorine Pesticides (OC)

<0.05alpha-BHC ---- ---- ---- ----mg/kg0.05319-84-6

<0.05Hexachlorobenzene (HCB) ---- ---- ---- ----mg/kg0.05118-74-1

<0.05beta-BHC ---- ---- ---- ----mg/kg0.05319-85-7

<0.05gamma-BHC ---- ---- ---- ----mg/kg0.0558-89-9

<0.05delta-BHC ---- ---- ---- ----mg/kg0.05319-86-8

<0.05Heptachlor ---- ---- ---- ----mg/kg0.0576-44-8

<0.05Aldrin ---- ---- ---- ----mg/kg0.05309-00-2

<0.05Heptachlor epoxide ---- ---- ---- ----mg/kg0.051024-57-3

<0.05^ ---- ---- ---- ----mg/kg0.05----Total Chlordane (sum)

<0.05trans-Chlordane ---- ---- ---- ----mg/kg0.055103-74-2

<0.05alpha-Endosulfan ---- ---- ---- ----mg/kg0.05959-98-8

<0.05cis-Chlordane ---- ---- ---- ----mg/kg0.055103-71-9

<0.05Dieldrin ---- ---- ---- ----mg/kg0.0560-57-1

<0.054.4`-DDE ---- ---- ---- ----mg/kg0.0572-55-9

<0.05Endrin ---- ---- ---- ----mg/kg0.0572-20-8

<0.05beta-Endosulfan ---- ---- ---- ----mg/kg0.0533213-65-9

<0.05^ Endosulfan (sum) ---- ---- ---- ----mg/kg0.05115-29-7

<0.054.4`-DDD ---- ---- ---- ----mg/kg0.0572-54-8

<0.05Endrin aldehyde ---- ---- ---- ----mg/kg0.057421-93-4

<0.05Endosulfan sulfate ---- ---- ---- ----mg/kg0.051031-07-8
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------B4Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----------------21-Jan-2021 00:00Sampling date / time

--------------------------------ES2102510-007UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EP068A: Organochlorine Pesticides (OC) - Continued

<0.24.4`-DDT ---- ---- ---- ----mg/kg0.250-29-3

<0.05Endrin ketone ---- ---- ---- ----mg/kg0.0553494-70-5

<0.2Methoxychlor ---- ---- ---- ----mg/kg0.272-43-5

<0.05^ Sum of Aldrin + Dieldrin ---- ---- ---- ----mg/kg0.05309-00-2/60-57-1

<0.05^ Sum of DDD + DDE + DDT ---- ---- ---- ----mg/kg0.0572-54-8/72-55-9/5

0-2

EP068B: Organophosphorus Pesticides (OP)

<0.05Dichlorvos ---- ---- ---- ----mg/kg0.0562-73-7

<0.05Demeton-S-methyl ---- ---- ---- ----mg/kg0.05919-86-8

<0.2Monocrotophos ---- ---- ---- ----mg/kg0.26923-22-4

<0.05Dimethoate ---- ---- ---- ----mg/kg0.0560-51-5

<0.05Diazinon ---- ---- ---- ----mg/kg0.05333-41-5

<0.05Chlorpyrifos-methyl ---- ---- ---- ----mg/kg0.055598-13-0

<0.2Parathion-methyl ---- ---- ---- ----mg/kg0.2298-00-0

<0.05Malathion ---- ---- ---- ----mg/kg0.05121-75-5

<0.05Fenthion ---- ---- ---- ----mg/kg0.0555-38-9

<0.05Chlorpyrifos ---- ---- ---- ----mg/kg0.052921-88-2

<0.2Parathion ---- ---- ---- ----mg/kg0.256-38-2

<0.05Pirimphos-ethyl ---- ---- ---- ----mg/kg0.0523505-41-1

<0.05Chlorfenvinphos ---- ---- ---- ----mg/kg0.05470-90-6

<0.05Bromophos-ethyl ---- ---- ---- ----mg/kg0.054824-78-6

<0.05Fenamiphos ---- ---- ---- ----mg/kg0.0522224-92-6

<0.05Prothiofos ---- ---- ---- ----mg/kg0.0534643-46-4

<0.05Ethion ---- ---- ---- ----mg/kg0.05563-12-2

<0.05Carbophenothion ---- ---- ---- ----mg/kg0.05786-19-6

<0.05Azinphos Methyl ---- ---- ---- ----mg/kg0.0586-50-0

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons

<0.5Naphthalene ---- ---- ---- ----mg/kg0.591-20-3

<0.5Acenaphthylene ---- ---- ---- ----mg/kg0.5208-96-8

<0.5Acenaphthene ---- ---- ---- ----mg/kg0.583-32-9

<0.5Fluorene ---- ---- ---- ----mg/kg0.586-73-7

<0.5Phenanthrene ---- ---- ---- ----mg/kg0.585-01-8

<0.5Anthracene ---- ---- ---- ----mg/kg0.5120-12-7

<0.5Fluoranthene ---- ---- ---- ----mg/kg0.5206-44-0

<0.5Pyrene ---- ---- ---- ----mg/kg0.5129-00-0
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------B4Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----------------21-Jan-2021 00:00Sampling date / time

--------------------------------ES2102510-007UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EP075(SIM)B: Polynuclear Aromatic Hydrocarbons - Continued

<0.5Benz(a)anthracene ---- ---- ---- ----mg/kg0.556-55-3

<0.5Chrysene ---- ---- ---- ----mg/kg0.5218-01-9

<0.5Benzo(b+j)fluoranthene ---- ---- ---- ----mg/kg0.5205-99-2 205-82-3

<0.5Benzo(k)fluoranthene ---- ---- ---- ----mg/kg0.5207-08-9

<0.5Benzo(a)pyrene ---- ---- ---- ----mg/kg0.550-32-8

<0.5Indeno(1.2.3.cd)pyrene ---- ---- ---- ----mg/kg0.5193-39-5

<0.5Dibenz(a.h)anthracene ---- ---- ---- ----mg/kg0.553-70-3

<0.5Benzo(g.h.i)perylene ---- ---- ---- ----mg/kg0.5191-24-2

<0.5^ ---- ---- ---- ----mg/kg0.5----Sum of polycyclic aromatic hydrocarbons

<0.5^ ---- ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (zero)

0.6^ ---- ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (half LOR)

1.2^ ---- ---- ---- ----mg/kg0.5----Benzo(a)pyrene TEQ (LOR)

EP080/071: Total Petroleum Hydrocarbons

<10 ---- ---- ---- ----mg/kg10----C6 - C9 Fraction

<50 ---- ---- ---- ----mg/kg50----C10 - C14 Fraction

<100 ---- ---- ---- ----mg/kg100----C15 - C28 Fraction

<100 ---- ---- ---- ----mg/kg100----C29 - C36 Fraction

<50^ ---- ---- ---- ----mg/kg50----C10 - C36 Fraction (sum)

EP080/071: Total Recoverable Hydrocarbons - NEPM 2013 Fractions

<10C6 - C10 Fraction ---- ---- ---- ----mg/kg10C6_C10

<10^ C6 - C10 Fraction  minus BTEX 

(F1)

---- ---- ---- ----mg/kg10C6_C10-BTEX

<50 ---- ---- ---- ----mg/kg50---->C10 - C16 Fraction

<100 ---- ---- ---- ----mg/kg100---->C16 - C34 Fraction

<100 ---- ---- ---- ----mg/kg100---->C34 - C40 Fraction

<50^ ---- ---- ---- ----mg/kg50---->C10 - C40 Fraction (sum)

<50^ ---- ---- ---- ----mg/kg50---->C10 - C16 Fraction minus Naphthalene 

(F2)

EP080: BTEXN

<0.2Benzene ---- ---- ---- ----mg/kg0.271-43-2

<0.5Toluene ---- ---- ---- ----mg/kg0.5108-88-3

<0.5Ethylbenzene ---- ---- ---- ----mg/kg0.5100-41-4

<0.5meta- & para-Xylene ---- ---- ---- ----mg/kg0.5108-38-3 106-42-3

<0.5ortho-Xylene ---- ---- ---- ----mg/kg0.595-47-6
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------B4Sample IDSub-Matrix: SOIL

 (Matrix: SOIL)

----------------21-Jan-2021 00:00Sampling date / time

--------------------------------ES2102510-007UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EP080: BTEXN - Continued

<0.2^ ---- ---- ---- ----mg/kg0.2----Sum of BTEX

<0.5^ ---- ---- ---- ----mg/kg0.5----Total Xylenes

<1Naphthalene ---- ---- ---- ----mg/kg191-20-3

EP066S: PCB Surrogate

97.0Decachlorobiphenyl ---- ---- ---- ----%0.12051-24-3

EP068S: Organochlorine Pesticide Surrogate

97.6Dibromo-DDE ---- ---- ---- ----%0.0521655-73-2

EP068T: Organophosphorus Pesticide Surrogate

60.5DEF ---- ---- ---- ----%0.0578-48-8

EP075(SIM)S: Phenolic Compound Surrogates

122Phenol-d6 ---- ---- ---- ----%0.513127-88-3

88.62-Chlorophenol-D4 ---- ---- ---- ----%0.593951-73-6

81.22.4.6-Tribromophenol ---- ---- ---- ----%0.5118-79-6

EP075(SIM)T: PAH Surrogates

97.12-Fluorobiphenyl ---- ---- ---- ----%0.5321-60-8

97.2Anthracene-d10 ---- ---- ---- ----%0.51719-06-8

95.54-Terphenyl-d14 ---- ---- ---- ----%0.51718-51-0

EP080S: TPH(V)/BTEX Surrogates

85.91.2-Dichloroethane-D4 ---- ---- ---- ----%0.217060-07-0

94.6Toluene-D8 ---- ---- ---- ----%0.22037-26-5

1004-Bromofluorobenzene ---- ---- ---- ----%0.2460-00-4
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ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Analytical Results

----------------P1Sample IDSub-Matrix: WATER

 (Matrix: WATER)

----------------21-Jan-2021 00:00Sampling date / time

--------------------------------ES2102510-001UnitLORCAS NumberCompound

Result ---- ---- ---- ----

EG020F: Dissolved Metals by ICP-MS

0.001Arsenic ---- ---- ---- ----mg/L0.0017440-38-2

<0.0001Cadmium ---- ---- ---- ----mg/L0.00017440-43-9

<0.001Chromium ---- ---- ---- ----mg/L0.0017440-47-3

<0.001Copper ---- ---- ---- ----mg/L0.0017440-50-8

<0.001Nickel ---- ---- ---- ----mg/L0.0017440-02-0

<0.001Lead ---- ---- ---- ----mg/L0.0017439-92-1

0.011Zinc ---- ---- ---- ----mg/L0.0057440-66-6

EG035F: Dissolved Mercury by FIMS

<0.0001Mercury ---- ---- ---- ----mg/L0.00017439-97-6

EP080/071: Total Petroleum Hydrocarbons

<20 ---- ---- ---- ----µg/L20----C6 - C9 Fraction

EP080/071: Total Recoverable Hydrocarbons - NEPM 2013 Fractions

<20C6 - C10 Fraction ---- ---- ---- ----µg/L20C6_C10

<20^ C6 - C10 Fraction  minus BTEX 

(F1)

---- ---- ---- ----µg/L20C6_C10-BTEX

EP080: BTEXN

<1Benzene ---- ---- ---- ----µg/L171-43-2

<2Toluene ---- ---- ---- ----µg/L2108-88-3

<2Ethylbenzene ---- ---- ---- ----µg/L2100-41-4

<2meta- & para-Xylene ---- ---- ---- ----µg/L2108-38-3 106-42-3

<2ortho-Xylene ---- ---- ---- ----µg/L295-47-6

<2^ ---- ---- ---- ----µg/L2----Total Xylenes

<1^ ---- ---- ---- ----µg/L1----Sum of BTEX

<5Naphthalene ---- ---- ---- ----µg/L591-20-3

EP080S: TPH(V)/BTEX Surrogates

92.41.2-Dichloroethane-D4 ---- ---- ---- ----%217060-07-0

96.7Toluene-D8 ---- ---- ---- ----%22037-26-5

1034-Bromofluorobenzene ---- ---- ---- ----%2460-00-4
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Work Order :

:Client

ES2102510

RGS32420.1 - Proposed Rezoning - Testing Round 2:Project

REGIONAL GEOTECHNICAL SOLUTION

Surrogate Control Limits

Recovery Limits (%)Sub-Matrix: SOIL

Compound CAS Number Low High

EP066S: PCB Surrogate

Decachlorobiphenyl 2051-24-3 39 149

EP068S: Organochlorine Pesticide Surrogate

Dibromo-DDE 21655-73-2 49 147

EP068T: Organophosphorus Pesticide Surrogate

DEF 78-48-8 35 143

EP075(SIM)S: Phenolic Compound Surrogates

Phenol-d6 13127-88-3 63 123

2-Chlorophenol-D4 93951-73-6 66 122

2.4.6-Tribromophenol 118-79-6 40 138

EP075(SIM)T: PAH Surrogates

2-Fluorobiphenyl 321-60-8 70 122

Anthracene-d10 1719-06-8 66 128

4-Terphenyl-d14 1718-51-0 65 129

EP080S: TPH(V)/BTEX Surrogates

1.2-Dichloroethane-D4 17060-07-0 73 133

Toluene-D8 2037-26-5 74 132

4-Bromofluorobenzene 460-00-4 72 130

Recovery Limits (%)Sub-Matrix: WATER

Compound CAS Number Low High

EP080S: TPH(V)/BTEX Surrogates

1.2-Dichloroethane-D4 17060-07-0 71 137

Toluene-D8 2037-26-5 79 131

4-Bromofluorobenzene 460-00-4 70 128
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1 Introduction 

 
1.1 Scope 
 
We have inspected the site and Council’s website and this report is based on our 
findings. 
 
The site is in an existing commercial/ light industrial area with varied land uses 
surrounding the site. 
 
The existing building on the site is a disused tourist information centre and is owned by 
Clarence Valley Council.  There is also a constructed water pond on the site with a 
fountain for water circulation to prevent stagnation. 
 
The existing building is connected to services including Council’s reticulated water 
supply system, Council’s sewerage system, ‘Essential Energy’ power supply and telco 
services. 
 

2 Environmental Considerations  
 
2.1 Soil Stability 
 
The site slope can be described as generally flat.  Soil stability is not considered an 
issue on this site and would be easily managed during future development of the site. 

 
2.2 Erosion 
 
Future development of the site can be managed by perimeter silt fencing and shaker 
grids at any construction entrance. 
 
2.3 Sediment 
 
The site can be managed by sediment and erosion control measures. 
 
2.4 Landslip assessment 
 
The site is not a landslip risk as it is generally flat ground. 
 
2.5 Subsidence 
 
There is no evidence of subsidence in this area. No mine activity past or present. 
 

3 Water Quality 
 
Future uses of the site could include retention of the water pond on the site.  This 
would be a very effective water quality treatment measure if retained.  
 
If the pond was to be removed it would need to be drained and filled using clean fill.  
This would be subject to a development application. 
 
Any further future development would need to incorporate water sensitive urban design 
elements for quality treatment measures such as a bioretention system or proprietary 
cartridge tank system. This would be a consideration for the Council at development 
application stage depending upon the proposed use.  



Page 144 of 176 Clarence Valley Council 

B Updated Planning Proposal and supporting reports B 07.22.042 page 131 of 163 
 

 

  

                                No.2 Spring Street, South Grafton – Engineering Report 

5 
 

 
There is also a grassed swale on the verge adjoining the site that would provide water 
treatment. 
  

 
 

    Grassed swale 
 

4 Stormwater Management 
 
Stormwater from the site discharges to Council’s piped trunk drainage system.   
This system has ample capacity to carry runoff from the subject property for any 
proposed use of the site.  
 
The development would be drained to the stormwater channel that adjoins the site.  
This would augment any water treatment quality devices incorporated into the site 
redevelopment. 
 

      
 

Council Stormwater Drainage 
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5 Flooding 
 
The existing building on the site is the former visitor information centre and has floor 
level of 5.3m Australian Height Datum (AHD). 
 
Being a non-habitable building, it was not required to be constructed with a floor level 
above the 100 year flood level. 
  
Council DCP requirements: 
 
Floor and Pad Level 
 

“Unless otherwise specified all floor levels to be no lower than the 5 year flood 
level plus freeboard unless justified by site specific assessment.  
 
Primary habitable floor levels to be no lower than the 100 year flood level plus 
freeboard. The primary habitable floor levels for infill development in Grafton, 
South Grafton and the Heber Street Catchment may be reduced to no lower 
than 6.4, 7.1 and 8.0 metres AHD respectively where the development (i) would 
be otherwise incompatible in the streetscape; (ii) result in unacceptable visual, 
overlooking or overshadowing impacts on adjoining properties; or is not PART 
of a larger proposal which does not need to conform with the height and 
character of existing surrounding development. If this level is impractical for an 
infill development in a Business zone, the floor level should be as high as 
possible. 

 
Response: The site is not affected by the 5 year flood level.  Any habitable portion of 
future development would need to meet the above criteria.  
 
The site is not in an identified floodway. Thus, a commercial or industrial building could 
be developed on the site without major earthworks 
 

      
 
Ground Levels on the site 
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The range of uses permitted in a B5 zone could be adequately serviced with floor 
levels dependent on the use in accordance with DCP requirements. 
 
Any future development of the site would need to meet Part D of Council’s Floodplain 
Management Controls (see appendix for Council flood requirements as per the DCP). 
 
 

6 Sea Level Rise 
 
The site is well upstream of the coast and has not been identified as being at risk from 
sea level rise. 
 

7 Infrastructure Considerations 
 
The range of uses permitted in a B5 zone could be appropriately serviced by existing 
Council facilities. 
 
The existing building is connected to services including Council’s reticulated water 
supply system, Council’s sewerage system, essential energy power supply and telco 
services. 
 
The plan below shows Council infrastructure adjoining the site: 
 
Watermains are shown in blue, Sewer mains are shown in red and Stormwater 
drainage mains shown in black 
  

  
Services - red sewer, blue water, grey stormwater 

 
The site is within an existing developed area with power supply and telco services 
available in this local area. 
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BUSINESS ZONES DCP 2011 

 
 

PART D FLOODPLAIN MANAGEMENT CONTROLS 

 

Business Zones DCP in force from 23 December 2011 31 

SCHEDULE D3 
GRAFTON (NORTH & SOUTH) FLOODPLAIN 

Prescriptive Controls (Refer to clause D3.2) 

 Floodplain Management Area 

 General Floodplain Floodway 
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Floor & Pad Levels 6 1,5 1,2 1,3    1,3 

Building Components 1 1 1 1    1 

Structural Soundness 3 1 2 2    1 

Flood Effects 2 2 2 2    1,3 or 2,3 or 
3,4,6 

Evacuation 3,5 1,2 or 3,5 1,3 or 3,6 1,3 or 2,3 or 
3,4,6 

   1,3 or 2,3 or ,,4,6 

Management & Design 1,2,3,4 1,2,3,4 1,2,3,4 1,2    1,2 

                 

  COLOUR 
LEGEND: 

  Controls specifically 
applicable to this DCP 

 Unsuitable Land Use  

General Notes 
1 Freeboard equals an additional height of 500mm. 

 
2 

CV LEP 2011 identifies development permissible with consent in various zones in the LGA.  Notwithstanding, constraints 
specific to individual sites may preclude Council granting consent for certain forms of development on all or part of a site.  This 
matrix identifies where flood risks are likely to determine where certain development types will be considered “unsuitable” due 
to flood related risks.   

3 Filling of the site, where acceptable to Council, may change the Flood Management Area considered to determine the controls 
applied in the circumstances of individual applications.  Refer to clauses providing specific controls on filling in floodplains.   

4 Refer to clause D4  for planning considerations for proposals involving only the erection of a fence.  Any fencing that forms 
PART of a proposed development is subject to the relevant flood effects and Structural Soundness planning considerations of 
the applicable land use category.   

5 Refer to clause D6 for special considerations for properties identified for voluntary acquisition. 

 
6 

The proposed subdivision of flood liable land which creates allotments with potential for further development must be able to 
demonstrate that the allotments are capable of being developed in compliance with the relevant controls below.  Refer to 
control No. 1 of the Management and design provision.  Reference should also be made to other provisions of the DCP which 
relate specifically to subdivision.  

7 Terms in italics are to be defined in the glossary of the DCP and the attached Schedule D2 specifies development types 
included in each land use category.   

8 Where the site is protected by a levee, the “100 year flood level” quoted below refers to the flood level if the levee was 
removed (i.e. the River level adjacent to the site).   

 
Floor & Pad Levels 
1 Unless otherwise specified all floor levels to be no lower than the 5 year flood level plus freeboard unless justified by site 

specific assessment.   

2 Primary habitable floor levels to be no lower than the 100 year flood level plus freeboard.  The primary habitable floor levels for 
infill development in Grafton, South Grafton and the Heber Street Catchment may be reduced to no lower than 6.4, 7.1 and 8.0 
metres AHD respectively where the development (i) would be otherwise incompatible in the streetscape;  (ii) result in 
unacceptable visual, overlooking or overshadowing impacts on adjoining properties;  or is not PART of a larger proposal which 
does not need to conform with the height and character of existing surrounding development.  If this level is impractical for an 
infill development in a Business zone, the floor level should be as high as possible.    

3 Floor levels to be no lower than the design floor level.  Where this is not practical due to compatibility with the height of 
adjacent buildings, or compatibility with the floor level of existing buildings, or the need for access for persons with disabilities, 
a lower floor level may be considered.  In these circumstances, the floor level is to be as high as practical, and, when 
undertaking alterations or additions, no lower than the existing floor level.   

4 Ground level or a raised fill pad level with a surface level equal to or greater than the 100 year flood level.  Signage, unique to 
each property, is required to allow aerial identification. 

5 Habitable floor levels to be no lower than the 100 year flood level plus freeboard. 

6 Habitable floor levels to be no lower than the PMF level.  Non-habitable floor levels to be no lower than the PMF level unless 
justified by a site specific assessment.   
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PART D FLOODPLAIN MANAGEMENT CONTROLS 

 

Business Zones DCP in force from 23 December 2011 32 

SCHEDULE D3 continued 
GRAFTON (NORTH & SOUTH) FLOODPLAIN 

 

Building Components & Method 

1 All structures to have flood compatible building components below the design level of the primary habitable floor level. 

 
Structural Soundness 
1 Engineer’s report to certify that the structure can withstand the forces of floodwater, debris and buoyancy up to and including a 

100 year flood plus freeboard, or a PMF if required to satisfy evacuation criteria (see below). 

2 Applicant to demonstrate that the structure can withstand with forces of floodwater, debris and buoyancy up to and including a 
100 year flood plus freeboard, or a PMF if required to satisfy evacuation criteria (see below).  An engineer’s report may be 
required.  

3 Engineer’s report to certify that the structure can withstand the forces of floodwater, debris and buoyancy up to and including a 
PMF. 

 
Flood Effects 
1 Engineer’s report required  to certify that the development will not increase flood effects elsewhere, having regard to: (i) loss of 

flood storage;  (ii) changes in flood levels and velocities caused by alterations to the flood conveyancing;  and (iii) the 
cumulative impact of multiple potential developments in the floodplain. 

2 The flood impact of the development to be considered to ensure that the development will not increase flood effects 
elsewhere, having regard to:  (i) loss of flood storage;  (ii) changes in flood levels and velocities caused by alterations to the 
flood conveyancing;  and (iii) the cumulative impact of multiple potential developments in the floodplain.  An engineer’s report 
may be required.   

 
Evacuation 
1 Reliable access for pedestrians or vehicles required during a 100 year flood to a publicly accessible location above the PMF. 

2 Reliable access for pedestrians or vehicles is required from the building, commencing at a minimum level equal to the lowest 
habitable floor level to an area of refuge above the PMF level, or a minimum of 20% of the gross floor area of the dwelling to 
be above the PMF level.   

3 The development is to be consistent with any relevant flood evacuation strategy, Flood Plan adopted by Council or similar 
plan. 

4 The evacuation requirements of the development are to be considered.  An engineers report will be required if circumstances 
are possible where the evacuation of persons might not be achieved with the effective warning time. 

5 Safe and orderly evacuation of the site (in any size flood) has been demonstrated in a regional evacuation capability 
assessment prepared to the satisfaction of Council and the SES.  Where such an assessment has not been prepared, 
development will only be permitted where, in the opinion of Council, safe and orderly evacuation can occur (in any size flood). 

6 Adequate flood warning is available to allow safe and orderly evacuation (in any size flood) without increased reliance upon 
the SES or other authorised emergency services personnel. 

 
Management and Design 
1 Applicant to demonstrate that potential development as a consequence of a subdivision proposal can be undertaken in 

accordance with this DCP. 

2 Site Emergency Response Flood Plan required where floor levels are below the design floor level, (except for single dwelling-
houses). 

3 Applicant to demonstrate that area is available to store goods above the 100 year flood level plus freeboard.  

4 No storage of materials below the design floor level which may cause pollution or be potentially hazardous during any flood.   
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1 Introduction 
 
1.1 Scope 
 
This Traffic and Transport Impact assessment report has been prepared as part of a 
rezoning proposal being considered to amend the Clarence Valley Council Local 
Environmental Plan 2011 for the land at No.2 Spring Street, South Grafton. 
 
The Planning Proposal recommends rezoning of the land from its current zoning of 
SP3 Tourist to B5 Business Development. 
 
The site is the location of the former Grafton Visitor Information Centre and has been 
vacant since Council’s Tourism Information Services ceased operation from this site in 
January 2018. The site shares car parking and access with an established McDonalds 
drive through restaurant. 
 
This report assesses the impact of the proposed rezoning on the operation of the 
surrounding transport network infrastructure. 
  

2 Existing Conditions  
 
2.1 Location 
 
The planning proposal encompasses Lot 2 DP 839420 shown in Figure 1. The site has 
street frontage to the Big River Way (former Pacific Highway), Charles Street (Gwydir 
Highway) and Spring Street.  
 
The site currently features a shared access and car parking arrangement with the 
adjoining property (Lot 1 DP 839420) which operates as a McDonalds fast food drive 
through restaurant. The shared vehicular access relies on a one-way traffic movement 
from the Spring Street entry and exit driveways. 
 
Access to the sites are shared through rights of carriageway which currently cover the 
existing access roadways. A right of carriageway also includes shared access to 20 off-
street car parking spaces on Lot 1 adjacent the subject site. 
 
Adjoining local traffic generators include a BP Service Station, Bunnings, BCF, 
Supercheap Auto and several other fast-food restaurants. 
                              

      
 
Figure 1 Site location 
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2.2 Existing Transport Network 
 
Roads 
 
Iolanthe Street has recently been upgraded as part of the Transport NSW Clarence 
River Bridge project. Iolanthe Street now forms part of the road transport connection 
between the former Pacific Highway (Big River Way), the Gwydir Highway and the new 
Clarence river crossing. Iolanthe Street has been upgraded to a four-lane divided 
carriageway with controlled pedestrian/cycle access. 
 
Iolanthe Street has a 60km/h speed zone.  
 
Spring Street is a two-lane local road of variable width providing direct access to 
various business premises, on-street parking and connection between Iolanthe Street 
and the South Grafton catchment (Bent Street / Crisp Street). 
 
Prior to construction of the new Clarence River Bridge crossing, Spring Street acted as 
a secondary route (rat-run) between Bent Street and the Pacific Highway. Traffic 
volumes on Spring Street have reduced significantly on opening of the alternative 
Clarence River crossing. 
 
Spring Street is within the 50km/h general urban speed zone. 
 
The subject site has direct vehicular access via two intersection/driveway crossings on 
the south side of Spring Street. 
 
Main Intersections 
 
The Iolanthe Street / Spring Street intersection has been reconstructed to a 
channelised left in/ left out treatment with pedestrian access control and shared path 
crossing facilities. Good sight distance is available to all directions.  
 

             
 
  Spring Street at Iolanthe Way 
  
The Spring Street /Subject Lot entry intersection is a channelised ‘T’ intersection 
restricted to left in and right turn in movements only. Both turn movements include an 
auxiliary turn lane with a right turn bay in the order of 25m storage length and left turn 
bay 30m length. 
 
The entry roadway is 8.0m wide and capable of heavy vehicle turn movements. 
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                                    Spring Street site entry road on right 
 
 
The Spring Street /Subject Lot exit roadway is a semi channelised intersection 
restricted to left out and right out movements from the site. The exit road is 6.3m wide 
but marked only as one lane. 
 
Sight distance from the site exit is good in both directions. 
 
 
 

                            
 
Spring Street looking west from site exit        Spring Street looking east from site exit 
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Footpath and Shared Path network 
 
The site is serviced by an extensive network of shared paths constructed as part of the 
additional Clarence River Crossing Project. The paths provide good connection to the 
new river crossing route and to the Coastline Cycleway route as shown in Appendix C.  
 
Spring Street includes a concrete shared path on the north side but does not include a 
concrete footpath adjacent the site. 
 
Bus Services 
 
Busways is the main public bus operator in Grafton providing regular services to 
Grafton and South Grafton and the towns and villages of Ulmarra, Maclean, Yamba, 
Iluka, Copmanhurst and Jackadgery. 
 
Routes 373, 374, 378 and 379 share a common route to Bent Street with stops 
available within 200m of the subject site. Route 380 traverses Iolanthe Street adjacent 
the site as depicted in the route map in Appendix D. 
 
Both morning and afternoon school bus services also pass through Spring Street. 
 
2.3 Existing Traffic Volumes   

 
Traffic modelling included in the RMS ADDITIONAL CROSSING OF THE CLARENCE 
RIVER AT GRAFTON Appendix D – Technical Paper shows that while Average Daily 
Traffic (ADT) volumes on Spring Street were in the order of 1,900 v.p.d. The works 
carried out as part of the project significantly reduced traffic volumes on Spring Street. 
 

‘The output from the strategic model also indicates the project will facilitate a 
reduction in rat-running through Skinner Street, Spring Street and Through 
Street to the north of Gwydir Highway’ 

 
The modelling also shows that future traffic growth on Spring Street will likely be largely 
limited to changes in local land-use traffic generation. 
 
The corresponding significant increase in traffic volumes on Iolanthe Street have been 
mitigated by access restrictions and traffic management along the new river crossing 
route. 
 
As validation of these traffic volumes, intersection turning movement counts were 
undertaken on Spring Street between Iolanthe Street and Crisp Avenue during the 
morning, mid-day and afternoon peaks. Surveys were conducted on Thursday 12 
November 2020 from 7:45 – 9:00am, 12noon to 1:00pm and 4:00pm – 5:00pm. 
 
Summary results of the turning movement counts are included in Appendix A. The 
survey shows traffic volumes consistent with the RMS data and confirms that little 
traffic currently uses the Spring Street Iolanthe Street intersection compared to the 
standard of intersection provided. 
 
Peak hourly flows on Spring Street adjacent the site are in the order of 240 vehicles per 
hour (two way). Peak turning movements into the site are 96 vehicles per hour left turn 
in and 30 vehicles per hour right turn in during the lunchtime peak. 
 
Heavy vehicle traffic during the surveys was limited to school bus services and traffic to 
and from the tyre service and service station businesses mid-block on Spring Street. 
Heavy vehicles were not a significant proportion of traffic surveyed. 
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3 Proposed rezoning 
 
The Planning Proposal recommends rezoning of the land from its current zoning of 
SP3 Tourist to B5 Business Development. 
 
Site constraints analysis has been carried out to determine the likely best and highest 
order of potential traffic generation expected to result from redevelopment of the site 
under a B5 zone. 
 
This has been determined to be a 700m2

 GFA bulky goods development and a 150m2 
GFA fast food restaurant. 
 

4 Traffic Impact Assessment 
 
4.1 Traffic Growth 
 
The RMS ADDITIONAL CROSSING OF THE CLARENCE RIVER AT GRAFTON 
Appendix D – Technical Paper analysed historical traffic growth on the road network 
surrounding the subject site and found historical growth on the main river crossing 
access road to be less than 1.0%. 
 
Over a 10-year planning horizon future traffic growth will have little impact on Spring 
Street traffic levels of service.  
 
4.2 Development Traffic Generation 
 
The site previously operated as a Tourist Information Centre which would have 
generated a relatively high volume of traffic during peak holiday periods. A more 
detailed Traffic Impact Analysis for the site at Development Application stage could 
accordingly discount the traffic and parking impacts detailed below if required. 
 
Updated surveys undertaken as part of the RMS Guide to Traffic Generating 
Developments have yielded revised traffic generation data for Bulky Goods 
development. 
 

Weekday daily vehicle trips = 17 (including 1 heavy) vehicles per 100 m2 of gross floor 
area) 
 
Weekday peak hour vehicle trips = 2.7 vehicles per 100 m2 of gross floor area. (note 
that the morning site peak hour during weekdays does not generally coincide with the 
network peak hour.) 
 
Weekend day daily vehicle trips = 19 vehicles per 100 m2 of gross floor area (minimal 
heavy vehicles) 
 
Weekend day peak hour vehicle trips = 3.9 vehicles per 100 m2 of gross floor area. 

 
 
A 700m2 bulky good development on the subject site would therefore generate traffic 
volumes in the order of: 
 
Bulky goods – 7 x 17 =  119 trips per day  
  7 x 2.7 = 19 peak hour vehicle trips 
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The RMS Guide to Traffic Generating Developments also provides trip generation rates 
for restaurant premises. Assuming the development will not be another ‘drive through’ 
facility: 

Daily vehicle trips = 60 per 100m2 gross floor area. 
Evening peak hour vehicle trips = 5 per 100 m2 gross floor area. 

 
A 150m2 restaurant development on the subject site would therefore generate traffic 
volumes in the order of: 
 
Restaurant – 1.5 x 60 = 90 trips per day  

          1.5 x 5   = 8 peak hour vehicle trips 
 
Cumulatively the proposed rezoning could generate additional traffic in the order of 210 
trips per day and 27 peak hour vehicle trips. 
 
The resulting daily volumes on Spring Street, including traffic generated from the 
proposed rezoning would have no impact on level of service and remain well within the 
bounds of the environmental and amenity capacity of a two-lane local street. 
 
4.3 Access analysis 
 
Iolanthe Street / Spring Street intersection 
 
With two north bound lanes on Iolanthe Street, left in left out configuration to Spring 
Street and surveyed turning volumes in the order of 300 vehicles per hour (two way) 
the Iolanthe Street / Spring Street intersection has significant spare capacity.  
 
The addition of traffic generation from the proposed rezoning will have no impact on 
future level of service of the Iolanthe Street / Spring Street intersection. 
 
Site Access 
 
The left and right turn movements to the subject site benefit from existing auxiliary 
lanes on Spring Street. From the traffic surveys, peak hour traffic to the existing 
McDonalds occurs during the mid-afternoon with turning volume in the order of 126 
vehicles per hour (one way). 
 
While it is clear that the addition of the estimated 27 peak hour trips from the proposed 
rezoning to the existing entry traffic volume will have little impact, a simple SIDRA 
model of the intersection has been prepared with traffic volumes on Spring Street 
factored by 3% per annum to 2030 as a sensitivity analysis. 
 
SIDRA modelling of the exit driveway from the site has also been undertaken. Note the 
directional split of traffic from the site has been estimated at 50%, right and left. Results 
of SIDRA modelling of the intersection turning movements are summarised in Appendix 
B and the table below.        
 

Spring Street / Site Entry and Exit 
2030 PLUS DEVELOPMENT Peak Hour Degree of 

Saturation  
Average 
Delay LOS 

Movement  
Right turn in to Site Noon 0.060 4.5 A 
Left turn in to Site Noon 0.068 2.0 A 
Left turn out of site Noon 0.172 2.6 A 
Right turn out of site Noon 0.172 4.4 A 



 

B Updated Planning Proposal and supporting reports B 07.22.042 page 146 of 163 
 

Ordinary Council Meeting Page 159 of 176 

  

                                No.2 Spring Street, South Grafton – Traffic Impact Assessment 

7 
 

 
The 2030 plus development SIDRA analysis shows that the existing Spring Street entry 
and exit to the site remain at LOS A in 2030 following the addition of potential traffic 
from the proposed rezoning. 
 
4.4 Internal Access / Service Vehicles 
 
The existing internal access features a shared entry from Spring Street (8.0m wide 
variable) and a through or circulating lane directing traffic to off street car parking and 
the single exit point. 
 
The existing McDonalds drive through has separate storage lanes and car park access 
lanes which operate independent of the shared circulating lane.  
 
The McDonalds drive through has queue length in excess of 110m (18 cars) from the 
pick up point which is well in excess of drive through queue storage required in RMS 
Guide to Traffic Generating developments.  
 
Site observation showed the drive through queue length rarely approaching more than 
half capacity. 
 
Access to the off-street car parking areas and the McDonalds loading/waste bay is also 
gained from the circulating lane and are clearly delineated. 
 
The existing right of carriageway arrangements are shown on the Deposited Plan 
(Appendix E). Any development requiring vehicular access to Lot 2 will benefit from the 
shared circulating lane and could achieve left in / left out movements without 
compromising any traffic management arrangement or service capacity on the 
adjoining lot. 
 
Service vehicle access (single unit) to both lots is available under the current 
arrangements with semi-trailer access achievable outside of peak operating times. 
 
Development on Lot 2 in accordance with a B5 zone would be capable of providing 
service vehicle access in accordance with Clarence Valley Council Business Zones 
DCP 2011. 
 
 
4.5 Off Street Car Parking  
 
The existing McDonalds development has approximately 34 internal tables (2 seats / 
table) and access to 29 off street car parking spaces and 20 shared car parking 
spaces, all on Lot 1. 
 
RMS Guide to Traffic Generating developments would require 1 space per 2 seats for 
the current development (34 spaces). There is therefore some capacity for any 
redevelopment of Lot 2 to take advantage of the current access right to the 20 shared 
spaces on Lot 1. This could be achieved without any changes to current traffic 
arrangements on Lot 1 and could include additional off street car parking on Lot 2 as 
detailed in section 4.4. 
 
Development on Lot 2 in accordance with a B5 zone would be capable of providing off 
street car parking in accordance with Clarence Valley Council Business Zones DCP 
2011. 
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4.6 Road safety and crash history 
 
With the implementation of road upgrade works carried out as part of the Clarence 
River bridge crossing project and subsequent change in traffic distribution, RMS crash 
data will have little relevance to this assessment. 
 
 
4.7 Public Transport and Pedestrian/Cycleway access 
 
As detailed in section 2.2 the site currently has good access to shared path facilities 
and the public bus network. Any redevelopment of the subject lot will not adversely 
affect these networks and would add to the viability of the networks. 
 
 

5 Conclusions 
 
 

1 This Traffic and Transport planning assessment report has been prepared as 
part of a rezoning proposal being considered to amend the Clarence Valley 
Council Local Environmental Plan 2011 for the land at No.2 Spring Street, 
South Grafton from its current zoning of SP3 Tourist to B5 Business 
Development. 
 

2 The site is the location of the former Grafton Visitor Information Centre and 
has been vacant since Council’s Tourism Information Services ceased 
operation from this site in January 2018. The site shares car parking and 
access with an established McDonalds drive through restaurant. 
 

3 Site constraints analysis has been carried out to determine the highest order of 
potential additional traffic generation likely to result from redevelopment of the 
site under a B5 zone. This has been determined to be a 700m2 GFA bulky 
goods development and a 150m2 GFA fast food restaurant. 

 
4 Peak hour traffic surveys conducted on Spring Street show that the road and 

intersections currently operate at good levels of service. 
 

5 Estimates of traffic generation and trip distribution from possible development 
on Lot 2 Spring Street, based on RMS Guide to Traffic Generating 
Developments, show that the addition of traffic generation from the proposed 
rezoning will have no impact on future level of service on Spring Street or the 
surrounding road network. 

 
6 Sensitivity testing of the site access has been undertaken using SIDRA 

intersection analysis and inflated annual traffic growth projection to 2030. The 
2030 plus development SIDRA analysis shows that the existing Spring Street 
entry and exit to the site remain at LOS A following the addition of potential 
traffic from the proposed rezoning. 

 
7 The existing internal access features a shared entry from Spring Street and a 

through or circulating lane directing traffic to the off street car parking and the 
single exit point. The existing McDonalds drive through has separate storage 
lanes and car park access lanes which operate independent of the shared 
circulating lane.  
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8 The McDonalds drive through has queue length in excess of 110m (18 cars) 

from the pickup point which is well in excess of drive through queue storage 
required in RMS Guide to Traffic Generating developments. Access to the off-
street car parking areas and the McDonalds loading/waste bay is also gained 
from the circulating lane and are clearly delineated. 
 

9 Any development requiring vehicular access to Lot 2 will benefit from the 
shared circulating lane and could achieve left in / left out movements without 
compromising any traffic management arrangement or service capacity on the 
adjoining lot. 
 

10 Development on Lot 2 in accordance with a B5 zone would be capable of 
providing off street car parking and service vehicle access in accordance with 
Clarence Valley Council Business Zones DCP 2011. 
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Appendix A – Spring Street intersection peak hour turning movements  
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AM Peak   7:45 to 8:45 
Mid-day Peak Noon to 1:00 
PM Peak  4:00 to 5:00 
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Appendix B – SIDRA analysis summaries 
 
Spring Street / Site Exit 2030 plus development Noon peak 
  

MOVEMENT SUMMARY  

Site: 101 [Spring Street - McDonalds Exit]  
2030 Noon  
Giveway / Yield (Two-Way)  
  
Movement Performance - Vehicles  
Mov 
ID  

OD 
Mov  

Demand Flows  Deg. 
Satn  

 Average 
Delay  

Level of 
Service  

 95% Back of Queue  Prop.  
Queued  

 Effective  
Stop Rate  

Average 
Speed  Total  HV  Vehicles   Distance   

  veh/h  %  v/c   sec    veh   m     per veh  km/h  
South: Site Exit  
1  L2  95  0.0  0.172   2.6  LOS A   0.7   4.6   0.33   0.49  42.3  
3  R2  95  0.0  0.172   4.4  LOS A   0.7   4.6   0.33   0.49  41.5  
Approach  189  0.0  0.172   3.5  LOS A   0.7   4.6   0.33   0.49  41.9  

East: Spring Street E  
5  T1  189  0.0  0.097   0.0  LOS A   0.0   0.0   0.00   0.00  50.0  
Approach  189  0.0  0.097   0.0  NA   0.0   0.0   0.00   0.00  50.0  

West: Spring Street W  
11  T1  189  0.0  0.097   0.0  LOS A   0.0   0.0   0.00   0.00  50.0  
Approach  189  0.0  0.097   0.0  NA   0.0   0.0   0.00   0.00  50.0  

All Vehicles  568  0.0  0.172   1.2  NA   0.7   4.6   0.11   0.16  48.0  

 
 

 Spring Street / Site Entry 2030 plus development Noon peak 
  

MOVEMENT SUMMARY  

Site: 101 [Spring Street - McDonalds Entry]  
2030 Noon  
Giveway / Yield (Two-Way)  
  
Movement Performance - Vehicles  
Mov 
ID  

OD 
Mov  

Demand Flows  Deg. 
Satn  

 Average 
Delay  

Level of 
Service  

 95% Back of Queue  Prop.  
Queued  

 Effective  
Stop Rate  

Average 
Speed  Total  HV  Vehicles   Distance   

  veh/h  %  v/c   sec    veh   m     per veh  km/h  
East: Spring Street E  
4  L2  126  0.0  0.068   2.0  LOS A   0.0   0.0   0.00   0.32  28.9  
5  T1  347  0.0  0.178   0.0  LOS A   0.0   0.0   0.00   0.00  50.0  
Approach  474  0.0  0.178   0.5  NA   0.0   0.0   0.00   0.09  47.9  

West: Spring Street W  
11  T1  347  0.0  0.178   0.0  LOS A   0.0   0.0   0.00   0.00  50.0  
12  R2  53  0.0  0.060   4.5  LOS A   0.2   1.6   0.48   0.57  28.5  
Approach  400  0.0  0.178   0.6  NA   0.2   1.6   0.06   0.08  45.3  

All Vehicles  874  0.0  0.178   0.6  NA   0.2   1.6   0.03   0.08  46.5  
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Site Level of Service (LOS) Method: Delay (RTA NSW). Site LOS Method is specified in the Parameter Settings dialog (Site tab).  
Vehicle movement LOS values are based on average delay per movement.  
Minor Road Approach LOS values are based on average delay for all vehicle movements.  
NA: Intersection LOS and Major Road Approach LOS values are Not Applicable for two-way sign control since the average delay is 
not a good LOS measure due to zero delays associated with major road movements.  
SIDRA Standard Delay Model is used. Control Delay includes Geometric Delay.  
Gap-Acceptance Capacity: SIDRA Standard (Akçelik M3D). 
 

        
 
         Level of Service (LOS) RMS NSW   

 
Level of 
Service 

Average Delay per 
Vehicle (secs/veh) 

Give Way & Stop 
Signs 

A < 14 Good operation 
B 15 to 28 Acceptable delays & 

spare capacity 
C 29 to 42 Satisfactory, but 

accident study 
required 

D 43 to 56 Near capacity & 
accident study 

required 
E 57 to 70 At capacity, requires 

other control mode 
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Appendix C – Cycleway Network Map 
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Appendix D – Bus Service Map 
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Appendix E – DP 839420 
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AHIMS Web Services (AWS)
Search Result Purchase Order/Reference : 123456

Client Service ID : 551358

Date: 20 November 2020Richard Bennell

38 Ocean View Road  

Arrawarra headland  New South Wales  2456

Dear Sir or Madam:

AHIMS Web Service search for the following area at Lot : 2, DP:DP839420 with a Buffer of 50 meters, 

conducted by Richard Bennell on 20 November 2020.

Email: rick@bennells.com.au

Attention: Richard  Bennell

The context area of your search is shown in the map below. Please note that the map does not accurately 

display the exact boundaries of the search as defined in the paragraph above. The map is to be used for 

general reference purposes only.

A search of the Office of the Environment and Heritage AHIMS Web Services (Aboriginal Heritage Information 

Management System) has shown that:

 0

 0

Aboriginal sites are recorded in or near the above location.

Aboriginal places have been declared in or near the above location. *
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If your search shows Aboriginal sites or places what should you do?

Important information about your AHIMS search

You can get further information about Aboriginal places by looking at the gazettal notice that declared it. 

Aboriginal places gazetted after 2001 are available on the NSW Government Gazette 

(http://www.nsw.gov.au/gazette) website. Gazettal notices published prior to 2001 can be obtained from 

Office of Environment and Heritage's Aboriginal Heritage Information Unit upon request

Aboriginal objects are protected under the National Parks and Wildlife Act 1974 even if they are not recorded 

as a site on AHIMS.

You must do an extensive search if AHIMS has shown that there are Aboriginal sites or places recorded in the 

search area.

If you are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code of 

practice.

AHIMS records information about Aboriginal sites that have been provided to Office of Environment and 

Heritage and Aboriginal places that have been declared by the Minister;

Information recorded on AHIMS may vary in its accuracy and may not be up to date .Location details are 

recorded as grid references and it is important to note that there may be errors or omissions in these 

recordings,

Some parts of New South Wales have not been investigated in detail and there may be fewer records of 

Aboriginal sites in those areas.  These areas may contain Aboriginal sites which are not recorded on AHIMS.

This search can form part of your due diligence and remains valid for 12 months.

The information derived from the AHIMS search is only to be used for the purpose for which it was requested. 

It is not be made available to the public.

3 Marist Place, Parramatta NSW 2150

Locked Bag 5020 Parramatta NSW 2220

Tel: (02) 9585 6380 Fax: (02) 9873 8599

ABN 30 841 387 271

Email: ahims@environment.nsw.gov.au

Web: www.environment.nsw.gov.au
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Appendix 9 
Amend No 14 Grafton LEP 1988 & CT for DP 839420   
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Provided by Equifax on 12/08/2021 at 7:50:02 AM AEST.© Office of the Registrar-General 2021 

 

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information

appearing under notations has not been formally recorded in the Register. 

 

Equifax - hereby certifies that the information contained in this document has been provided electronically by the Registrar General

in accordance with section 96B(2) of the Real Property Act 1900. Note: Information contained in this document is provided by

Equifax, ABN 26 000 602 862, http://www.equifax.com.au/ an approved NSW Information Broker.

 
            NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH
            -----------------------------------------------------
 
 
   FOLIO: 2/839420
   ------
 
              SEARCH DATE       TIME              EDITION NO    DATE
              -----------       ----              ----------    ----
              12/8/2021        7:50 AM                3       22/3/2018
 
 
   LAND
   ----
   LOT 2 IN DEPOSITED PLAN 839420
      AT SOUTH GRAFTON
      LOCAL GOVERNMENT AREA CLARENCE VALLEY
      PARISH OF SOUTHAMPTON   COUNTY OF CLARENCE
      TITLE DIAGRAM DP839420
 
   FIRST SCHEDULE
   --------------
   CLARENCE VALLEY COUNCIL                                 (RP AN78690)
 
   SECOND SCHEDULE (4 NOTIFICATIONS)
   ---------------
   1   LAND EXCLUDES MINERALS -SEE MEMORANDUM T447500
   2   AM872020  RIGHT OF CARRIAGEWAY APPURTENANT TO THE LAND ABOVE
                 DESCRIBED AFFECTING THE PART DESIGNATED (A) IN DP839420
   3   AM872021  RIGHT OF CARRIAGEWAY AFFECTING THE PART DESIGNATED
                 (B) IN DP839420
   4   AM872022  EASEMENT FOR SIGNAGE AFFECTING THE PART DESIGNATED
                 (A) IN DP265061
 
   NOTATIONS
   ---------
   DP1218910 NOTE: PLAN OF ACQUISITION (ROADS ACT, 1993)
 
   UNREGISTERED DEALINGS: NIL
 
           ***  END OF SEARCH  ***
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                            PRINTED ON 12/8/2021
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