
FACTSHEET 

Land Use Conflict Risk 
Assessment Guide 
Resource Planning & Development Unit  

 

This factsheet provides guidance on the practical 
measures to use when conducting a Land Use 
Conflict Risk Assessment (LUCRA).  It may assist 
landholders, developers and regulators with 
improved knowledge to avoid and manage land 
use conflicts. 
 
Its primary focus is on conflicts affecting existing or 
proposed agricultural developments, but the 
process may also be useful for assessing land use 
conflicts associated with other primary industries, 
such as mining or forestry. 

 

Rural landscapes may have a range of land uses.  Photo: 
NSW DPI Co
What are Land Use Conflict Re
Issues? 
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Land use conflicts occur when one land user is rural
perceived to infringe upon the rights, values or com
amenity of another. In rural areas land use conflicts expe
commonly occur between agricultural and appl
residential uses. However, land use conflicts can und
also occur between different agricultural It is i
enterprises and other primary industries including futur
mining, forestry, aquaculture and fishing rural
enterprises. nee
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Rural amenity issues are the most common land 
use conflict issues, followed by environmental 
protection issues.  Rural amenity issues include 
impacts to: 
 air quality due to agricultural and rural industry 

(odour, pesticides, dust, smoke and 
particulates) 

 use and enjoyment of neighbouring land e.g. 
noise from machinery, and 

 visual amenity associated with rural industry 
e.g. the use of netting, planting of 
monocultures and impacts on views. 

 
Environmental protection issues include: 
 soil erosion leading to land and water pollution 
 clearing of native vegetation, and  
 stock access to waterways. 
 
Direct impacts from neighbouring land uses on 
farming operations can also cause conflict, such 
as: 
 harassment of livestock from straying domestic 

animals 
 trespass 
 changes to storm water flows or water 

availability, and 
 poor management of pest animals and weeds 
 

mmunication and Dispute 
solution 

 rural residents, existing residents and rural 
ucers all have a right to live in and enjoy the 
 environment.  Sharing lifestyles in rural areas 
es down to having informed and reasonable 
ctations of how the land in your area is used, 
ying a little bit of give and take, and 
erstanding the rules governing land use.  
mportant that all people interested in the 
e of rural areas understand what life is like in a 
 environment and appreciate each other’s 

ds.  Information and communication are two of 

Resource Planning & Development Unit 



the greatest allies to avoiding disputes and in between neighbouring land uses as explicit and 
resolving disputes when they arise. objective as possible. 
  
Avoiding a dispute and conflict in the first instance While a simple ranking system is used to identify 
should be a priority.  Take what actions you can on the level of risk associated with a potential source 
your own property to minimise any impacts on the of conflict it must be set in the planning context to 
environment and your neighbours.  Talk to your which it will be applied.  The process can be 
neighbours about any concerns you may have if an adapted according to each situation and the 
issue or misunderstanding arises.  Aiming to reach planning outcomes may vary between authorities 
agreement about how to address issues that arise depending on their Local Environmental Plan or 
in a cooperative and positive manner is by far the Development Control Plans etc.   
best solution.  

LUCRA should be used to guide the assessment 
What is LUCRA? of the potential for conflict between land uses and 

the potential implications of that conflict. 
Land Use Conflict Risk Assessment (LUCRA) is a 
system to identify and assess the potential for land Keys Steps in LUCRA 
use conflict to occur between neighbouring land 
uses.  It helps land managers and consent There are four key steps in undertaking a LUCRA. 
authorities assess the possibility for and potential These are: 
level of future land use conflict.  1. gather information about proposed land 
 use change and associated activities 
LUCRA aims to: 2. evaluate the risk level of each activity 
 accurately identify and address potential land 3. identify risk reduction management 

use conflict issues and risk of occurrence strategies 
before a new land use proceeds or a dispute 4. record LUCRA results. 
arises  

 objectively assess the effect of a proposed These steps are described in more detail below. 
land use on neighbouring land uses  

 increase the understanding of potential land Step 1: Gather information 
use conflict to inform and complement 

LUCRA requires collection and consideration of development control and buffer requirements, 
site specific factors. To do this, the proponent will and  
need to:   highlight or recommend strategies to help 
icts to  describe the nature of the proposed land use minimise the potential for land use confl

change and proposed development  occur and contribute to the negotiation, 
proposal, implementation and evaluation of  describe and record the major activities 
separation strategies. associated with the land use change and their 

 frequency. Include periodic and seasonal 
A LUCRA is a valuable tool. It enables a activities that have the potential to be a source 
systematic, consistent and site-specific conflict of a complaint or conflict 
assessment approach to land use planning and  appraise the topography, climate and natural 
development assessment. features of the site and broader locality 
  undertake a site history search, review the 

How does LUCRA Work? 
previous environmental assessments and 
approvals for the site 

 inspect the site and interview relevant owners/ 
A LUCRA prompts land use managers to identify operators of adjacent properties  
the effects of a proposed land use on neighbouring  describe and record the main activities of the 
land uses, it then causes them to evaluate the type adjacent properties and their frequency.  
and level of management strategies required to Include water based activities that may be 
minimise such effects. adversely impacted, such as oyster farming, 
 and 

Applying LUCRA  compare and contrast the proposed and 
adjoining/surrounding land uses and activities 
for incompatibility and conflict issues. The LUCRA process is not an instant formula, but 

 a broader approach to evidence based planning!  It 
After gathering information, record each activity is a tool to help make the identification and 
and potential conflicts in a table similar to that management of potential sources of conflict 
shown in Table 1, Initial Risk Evaluation. 
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Table 1: Initial Risk Evaluation  

Activity Identified Potential Conflict Risk Ranking 

   

   

   

  
A rank of 25 is the highest magnitude of risk; a 
highly likely, very serious event.  A rank of 1 
represents the lowest magnitude or risk an 
almost impossible, very low consequence event. 
 
Priority is given to those activities listed as high 
risk. This will help rank multiple effects and 
provide a priority list when developing 
management strategies.   
 
A risk ranking of 25 -11 is deemed to be an 
unacceptable risk.  A risk ranking of 10 -1 is 
deemed to be an acceptable risk. 
 
In Table 1 record the risk ranking score for each 
potential land use conflict issue identified in  
Step 1. 
 

Step 2: Evaluate the risk level of each activity 

A Risk Ranking Matrix, (Table 2) is used to rank 
the identified potential land use conflicts. The 
risk ranking matrix assesses the environmental, 
public health and amenity impacts according to 
the: 
 probability of occurrence, and 
 consequence of  the impact. 
 
Table 2: Risk Ranking Matrix –  

PROBABILITY A B C D E 
Consequence      
1 25 24 22 19 15 
2 23 21 18 14 10 
3 20 17 13 9 6 
4 16 12 8 5 3 
5 11 7 4 2 1 

 
The risk ranking matrix yields a risk ranking from 
25 to 1. It covers each combination of five levels 
of ‘probability’ (a letter A to E as defined in Table 
3) and 5 levels of ‘consequence’, (a number 1 to 
5 as defined in Table 4) to identify the risk 
ranking of each impact. For example an activity 
with a ‘probability‘ of D and a ‘consequence’ of 3 
yields a risk rank of 9. 
 

Table 3: Probability Table – to score the 
likelihood of the consequence occurring 

 
Other land uses near bananas may result in conflicts 
over the use of pesticides, Coffs Harbour NSW. Photo: R 
Whitehead 
 

Step 3: Risk Reduction Management 
strategies 

The process of risk reduction aims to identify 
management strategies that affect the probability 
of an event occurring, such as the 
implementation of certain procedures; new 
technology or scientific controls that might lower 
the risk probability values. 
 
It is also appropriate to look at management 
strategies which affect consequences e.g. supply 
staff with a mechanism to change impacts or 
establish better communication procedures.  
Such matters can sometimes lower negative 
consequences. 

Level Descriptor Description 

A Almost 
certain 

Common or repeating 
occurrence 

B Likely Known to occur, or ‘it has 
happened’ 

C Possible Could occur, or ‘I’ve 
heard of it happening’ 

D Unlikely Could occur in some 
circumstances, but not 
likely to occur 

E Rare Practically impossible 



Table 4: Measure of Consequence 

Level: 1 Descriptor: Severe 

Description  Severe and/or permanent damage to the environment 
 Irreversible 
 Severe impact on the community 
 Neighbours are in prolonged dispute and legal action involved 

Example/ Implication  Harm or death to animals, fish, birds or plants 
 Long term damage to soil or water 
 Odours so offensive some people are evacuated or leave voluntarily 
 Many public complaints and serious damage to Council’s reputation 
 Contravenes Protection of the Environment & Operations Act and the 

conditions of Council’s licences and permits.  Almost certain prosecution 
under the POEO Act 

Level: 2 Descriptor: Major 

Description  Serious and/or long-term impact to the environment 
 Long-term management implications 
 Serious impact on the community 
 Neighbours are in serious dispute 

Example/ Implication  Water, soil or air impacted, possibly in the long term 
 Harm to animals, fish or birds or plants 
 Public complaints. Neighbour disputes occur. Impacts pass quickly 
 Contravenes the conditions of Council’s licences, permits and the POEO 

Act 
 Likely prosecution 

Level:3 Descriptor: Moderate 

Description  Moderate and/or medium-term impact to the environment and community 
 Some ongoing management implications 
 Neighbour disputes occur 

Example/ Implication  Water, soil or air known to be affected, probably in the short term 
 No serious harm to animals, fish, birds or plants 
 Public largely unaware and few complaints to Council 
 May contravene the conditions of Council’s Licences and the POEO Act 
 Unlikely to result in prosecution 

Level: 4 Descriptor: Minor 

Description  Minor and/or short-term impact to the environment and community 
 Can be effectively managed as part of normal operations 
 Infrequent disputes between neighbours 

Example/ Implication  Theoretically could affect the environment or people but no impacts noticed 
 No complaints to Council 
 Does not affect the legal compliance status of Council 

Level: 5 Descriptor: Negligible 

Description  Very minor impact to the environment and community 
 Can be effectively managed as part of normal operations 
 Neighbour disputes unlikely 

Example/ Implication  No measurable or identifiable impact on the environment 
 No measurable impact on the community or impact is generally acceptable 
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Table 5: Management Strategy 

Identified Potential 
Conflict 

Management Strategy 
(Method of Control) 

Revised Risk 
Ranking 

Performance 
Target 

    

    

    

 
 
The objective is to identify and define controls that 
lower the risk ranking score to 10 or below. 
 
Risk Reduction Controls 

Record in a table, such as that shown in Table 5: 

 management strategies for each identified 
potential conflict that could help lower the risk 
level  

 re-asses the risk level on the basis of these 
management strategies being implemented   

 for each of these strategies identify 
performance targets and details of how the 
effectiveness of the strategy will be monitored.  

 
The exact solutions will depend on local 
circumstances; planning rules and guidelines; and 
industry expectations.  You may find that many, if 
not most, solutions are relatively simple, and will 
improve the proposed land use.  A buffer zone, for 
example, may be a good tool, but don’t forget that 
it is not the only planning and management tool 
available.  
 

 
Well managed enterprises minimise the occurrence of land 
use conflicts.  Photo: Tim Fitzroy and Associates 

Step 4: Record LUCRA results 

A record of the key issues, their risk level, and the 
recommended management strategies provides a 

valuable planning document for managers and 
planners. This information should be included in 
any relevant management plan. 
 
The results of a LUCRA can also be included in a 
development or planning proposal to show how it 
has informed the location, design and operation of 
a change in land use and/or development.  Any 
key limitations, unknowns or assumptions in the 
LUCRA should be documented.  Existing codes, 
policies or guidelines that have been used to 
develop conflict minimisation strategies should be 
referenced. 
 

Recommended Structure of a 
LUCRA Report  

Undertaking a LUCRA requires insight and 
experience of land use and resource management 
issues, and skills in investigation, research and 
inquiry, objectivity, and impartiality. The capacity to 
effectively assess the potential risk, given changing 
circumstances, the dynamics of rural areas and 
industries, the vagaries of climate and the varying 
expectations of individuals and rural communities 
can also help. 
 
Possessing knowledge and understanding of land 
use conflict policy and specific codes and 
guidelines is an advantage when undertaking a 
LUCRA.  
 
Once the LUCRA has been completed, the 
background information and the results of the 
LUCRA need to be compiled into a report that can 
accompany the planning proposal.  A suggested 
outline of a LUCRA is given below, though to 
ensure that the LUCRA provides relevance to a 
planning proposal, the relevant consent authorities 
should be consulted to determine the level and 
type of detail required to accompany a 
development application or proposal, and to 
ensure that the LUCRA will align with the 
authorities’ requirements. 

 



1 Introduction 

1.1 Scope of Works 

2. Gather Information 

2.1 Nature of the land use change and 
development proposed 

2.2 Nature of the precinct where the land use 
change and development is proposed 

2.3 Topography, Climate and Natural Features 
2.4 Site History 
2.5 Site Inspection Outcomes 
2.6 Consultation 

3. Land Use Conflict Risk Assessment 

3.1 Introduction 
3.1 Initial risk identification and Risk Ranking 
3.2 Risk Reduction Controls  
3.3 performance monitoring 
3.4 limitations/assumptions 
3.5 key documents 

4. Conclusions and Recommendations 

 

 

Scenic amenity is an important value of the agricultural 
landscape. Photo: R Whitehead 

Additional Information 

Trade and Investment NSW’s website 
(http://www.dtiris.nsw.gov.au/) has information on a 
range of relevant topics.  This includes: 
 
Living and Working in Rural Areas:  A handbook 
for managing land use conflict issues on the North 
Coast 
http://www.dpi.nsw.gov.au/research/alliances/centr
e_for_coastal_agricultural_landscapes/living-and-
working-in-rural-areas 
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15 September 2022 
 
 
To Whom It May Concern,  
 
 
As the Principal of Carroll College, I am writing this letter of support for the Brightlands 
Living proposed development at 207 Broulee Road, Broulee. We provide an environment 
conducive to academic and spiritual growth, thereby preparing our children for a future of 
lifelong learning. 
 
We have met with Edward Fernon the director of Brightlands Living and look forward to the 
opportunities presented by the development project bordering the college. 
 
It is proposed that this project will provide an on-site market garden and learning centre to 
teach the students about sustainability, conservation and agriculture. We are also facing a 
housing shortage for our teachers and strongly commend the rent to buy key worker 
housing initiative, which will provide us greater opportunity to attract new staff. 
 
Furthermore, we would also be interested to discuss the opportunities to construct walking 
and bike trails at the rear of the college as well as across George Bass Drive which would 
also be a great solution to remove limitations of pick-up and drop-off.  

Please contact me if you have any further enquiries about my support for the Brightlands 
Living proposed development project.  

 
 
Yours sincerely 

 

 
Jacqueline Heffernan                                       
Principal   
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Living and Working in Rural Areas

LIVING IN A RURAL AREA   13

“Location, location, location”

Will the property’s location suit you and your family? Do your homework so you can be sure.

We all know this old real estate adage. Why should it apply to you in buying your new 
dream rural home? There are lots of reasons; here are a few to start with.

Up hill and down dale. Much of the north coast hinterland where rural activities occur 
can be extremely hilly with steep valleys and small plateaus. This can be limiting in terms 
of getting machinery to a site, building a house and sheds, weed eradication, mustering 
stock and viability of the block for agriculture. The most expensive and arable rural land 
will be on the river flats, and your budget in terms of purchase maybe a limiting factor.

Hermitsville. Isolation may have its benefits in terms of privacy, however, ‘just popping 
down to the shops’, taking the kids to school, access to facilities, including doctors and 
medical assistance, could all become onerous as well as expensive in terms of vehicle 
running costs and people’s time. Also it may be a long way to travel to or from the 
relatives (advantage or disadvantage – your choice!).

Lack of available water. Is the block on town water, tank water or groundwater? Does 
it have a water licence? Are there adequate dams and creeks? Can I pump water for my 
domestic needs from the creek? Can the creek sustain my pumping? Do the tanks hold 
enough water to meet all of our needs, especially during dry periods?

Going under – too much water. Greeting the State Emergency Services flood boat at 
the front verandah, or worse still, on the roof, is not an entertaining prospect for the 
new property buyer. Is the property on a flood plain or flood prone area? Is the property 
inaccessible in wet weather and if not for how long, especially during high flows? Is 
there a drainage management plan for the area or the property? Will stock be able to 
move to higher ground? Contact the local council, Rural Lands Protection Board or State 
Emergency Service for more information on flood prone land.

Soils ain’t just soils. Get a soil test done to establish that the property will meet your 
needs. Is the property in an acid sulfate soils hot spot? Is the soil suitable to support 
foundations and other building infrastructure? Is there the potential for soil slip? Soil 
productivity is what most landowners are interested in – the capacity to grow healthy 
and productive crops and pastures. Contact your nearest NSW Department of Primary 
Industries office for more information.

Road, what road? Are all the roads, public and private, including those on the property, 
passable under all weather conditions? Are they safe? Accidents are common in country 
areas, especially on dark deserted roads at night. Does the property have Crown roads, 
sometimes referred to as ‘paper’ roads? These roads are a part of the State’s public road 
network, and most have not been formed or constructed. For more information go to 
website www.lands.nsw.gov.au/crown_land/roads and a topographic map of the area. 
The map will indicate where these roads are. 

You should also establish whether the property has “legal access” is via a Crown road, 
public road, a right of carriage way or just public access via a private road under some 
form of agreement. If so, find out what your rights and responsibilities are. Access to 
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Liability limited by a Scheme approved under Professional Standards Legislation ABN 99 559 318 656 

Tremain Ivey Advisory 
Agricultural Consultants 

 

20 October 2023 

 
Edward Fernon 
Brightlands Living Pty Ltd 
 

By email: edward@freedomdevelopment.com.au 

 

 

Dear Edward 

Re:  207 Broulee Road, Broulee 

You have asked us to respond to comments received regarding our report dated 9 
February 2023 (‘the February report’) which investigated the existing agricultural land use 
and productivity of farmland at 207 Broulee Road, and potential use and productivity after 
development. 

The comments we have been asked to respond to are as follows: 

“According to Council’s GIS mapping, the subject site is located on a large rural holding 
identified as class 3 agricultural land. Whilst the site may not currently be being farmed 
to its potential, the proposal needs to address the potential loss of vital agricultural land. 

Of note, while the current grazing business not commercially viable this is not, in itself, 
justification for a change in use. 

The report should address compatibility / conflicts of urban housing interspersed into 
agriculture (e.g. impact of noise, odour, spraying, truck movements etc on residential 
amenity). Refer to page 36 of the proposal.” 

Class 3 Land 

“According to Council’s GIS mapping, the subject site is located on a large rural holding 
identified as class 3 agricultural land.” 

It is not clear what is meant by “class 3 agricultural land”.  The usual classification system 
used to determine the capability of agricultural land is the ‘Land and Soil Capability 
Assessment Scheme1.  As set out in Figure 5 and Section 2.1 of the February report, 81% 
of the subject site is class 5 (moderate–low capability land) or class 4 (moderate capability 

 

1 Office of Environment and Heritage, 2012. The land and soil capability assessment scheme. Second 
approximation. October 2012. 
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land).  The remainder is low to extremely low capability class 6 and 8 land.  There is no 
high capability class 3 land. 

Vital Agricultural Land 

“…the proposal needs to address the potential loss of vital agricultural land” 

It is not known what is meant by “vital agricultural land”.  This term is not commonly used 
in New South Wales.  The usual measures of important agricultural land are: 

1. The Land and Soil Capability Assessment Scheme (see above) 

2. Biophysical Strategic Agricultural Land (‘BSAL’)2, and 

3. Draft State Significant Agricultural Land (‘SSAL’)3 

As indicated above, there is no high capability agricultural land on the subject site.  In 
addition, there is no BSAL on the subject site.   

Approximately 43% of the project site, aligning with the class 4 moderate capability land, 
has been included in draft SSAL mapping.  However, this classification is only a draft 
assessment, and the Land and Soil Capability and BSAL assessments of indicate that the 
SSAL on the project site is not of a high capability. 

Potential Loss of Agricultural Land 

“…the proposal needs to address the potential loss of vital agricultural land” 

The February report addresses the potential loss of agricultural land in Section 2.4.  The 
report indicates that the potential loss of gross margin income from an enterprise of 60 to 
100 cows (which could be expected on the existing agricultural land) is approximately 
$10,300 to $45,900 per annum. 

The potential agricultural income from the residual cattle enterprise plus proposed market 
gardens and orchards is much higher than the potential income from the existing 
agricultural land use, as set out in Sections 3.1 and 3.2 of the February report. 

Section 3.3 of the February report concludes “the proposed grazing and horticultural areas 
have the potential to generate substantially higher agricultural income than the current 
cattle enterprise”. 

Current Land Use 

“The report should address compatibility / conflicts of urban housing interspersed into 
agriculture (e.g. impact of noise, odour, spraying, truck movements etc on residential 
amenity).” 

Whenever residential and agricultural land are in proximity, there is potential for conflicts 
to arise between the differing land uses.  Impacts can flow in both directions.  Agricultural 
activities (such as chemical spraying, noisy machinery, straying livestock and controlled 
burns) can impact the amenity of nearby residential land.  Conversely, residential activities 

 

2 https://datasets.seed.nsw.gov.au/dataset/srlup-salbiophysical 
3 https://nswdpi.mysocialpinpoint.com/ssal 
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(such as straying domestic animals, weed spread, biosecurity breaches, trespass and 
restrictions on farming practices) can affect the operation of nearby agricultural 
enterprises. 

In this case, it is not clear whether the comment refers to the conflict between the proposed 
urban housing and neighbouring agricultural land uses, or conflict with the proposed 
agricultural land uses of the project.  However, there are potential conflicts with both 
neighbouring and project agricultural land uses. 

The issue of land use conflict is extensive and complicated.  The ‘Land Use Conflict Risk 
Assessment Guide 2011’ (NSW Department of Primary Industries) sets out a detail 
methodology for the identification and assessment of the potential for land use conflict to 
occur between neighbouring land uses.   

It is not clear whether the comment is suggesting a full-scale land use conflict risk 
assessment (LUCRA) should be undertaken, or whether a less formal assessment is 
required.  Either way, there are numerous potential conflicts that would need to be 
addressed.  An indication of some of the potential issues is included in the NSW 
Department of Primary Industries document ‘Living and working in rural areas - a 
handbook for managing land use conflict issues on the NSW North Coast’. 

Land use conflicts were not addressed in the February report, as they were not within the 
scope of that report. 

 

Please do not hesitate to contact me if you have any questions relating to this matter, or if 
we can assist further. 

 

Yours faithfully 

 

 

 

 

Peter Tremain  

Consultant  

Email PeterT@TIAdvisory.com.au 

Ref: Ltr 2023 10 Response.docx 
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                 Acknowledgement of Country 
 

This project is being constructed upon the historical lands of the Yuin people. We pay respects to the elder 

past, present and emerging, and acknowledge their continuing connection to land, waters, and culture. The 

coastline and hinterland on which ‘The Farm’ resides is rich in history and cultural significance. First Nations 

people have harvested food sustainably and successfully over many millennia from this region, and ‘The 

Farm’ garden hopes to continue this tradition into the future. 

 

Acknowledgement for The Cape 

We would like to acknowledge Brendan Condon and The Cape team for their pioneering efforts in the 

creation of sustainable Agrihood communities in Australia and thank them for providing their documents in 

open source. Brendan’s dedication and experienced has been very encouraging as he spent many years in 

planning with Council to achieve an Approval and now the development is one of the most awarded 

residential communities in this Country. 
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1 The Farm – creating a place where people can be happy, 
health and belong. 

 
1.1 Message from The Farm 

The Farm has been designed to maximise liveability and minimise costs for residents, while 

protecting the value of homes over time. Site layout, design features and local services have 

all been thoughtfully packaged to work seamlessly together for the benefit of the residents 

and to assist in creating a light environmental footprint and low living costs. These guidelines 

reflect the input and expertise of some of Australia’s most experienced sustainable architects 

and designers. They give home buyers and their builders useful information for developing 

houses that are well-sited, properly orientated, designed and built, with year round comfort. 

Following these housing guidelines will deliver maximum comfort, minimum running costs 

and a high quality, attractive and sustainable home that is sympathetic to the site, 

neighbours, surrounding parklands and the coast. 

 
The guidelines have incorporated materials and construction techniques that avoid 

unnecessary cost and waste, saving time and money. Innovations such as local energy 

production, provision for electric vehicles, and water harvesting mean residents can spend 

less time worrying about rising living costs and more time enjoying what’s important to them. 

The Farm is designed to protect privacy while encouraging an active, healthy lifestyle, and to 

foster interaction with the community and local environment.  

 
The following guidelines ensure the development of high-quality homes that enhance 

residents wellbeing. From there the residents will also be able to enjoy the open space 

and walking trails, discovery center, community garden and social events to turn the Farm 

into a vibrant community.  

 

1.2 The Character of Broulee 

Broulee is a coastal town located between Batemans Bay and Moruya in Southern NSW in a 

region that thrives on its environmental values, food production and tourism. It has a 

wonderful, relaxed and laid-back pace, and great social and friendship networks. The Farm 

has been designed to build on existing social and environmental capital of the area, by 

adding significant new areas of habitat, walking trails and parks, and by being sized to 

retain a village atmosphere. The walking and cycling trail network of The Farm connects to 

a larger network of beautiful walking tracks and adds a range of recreational opportunities 

for new and existing residents of Broulee. 

 
1.3 Site Layout and Features 

The Farm is largely cleared land with pockets of remnant bush. The layout has been designed 

to respond to the site topography and the broader coastal landscape; optimise solar access to 

individual lots; minimise reliance on nonrenewable energy; encourage sustainable use of 

water; encourage mobility via walking and cycling; and restore large areas of habitat and native 

vegetation on the land. 

 
1.4 Open Space and Restored Habitat Areas 

Over half of the land is set aside as open space, and much of this will be rehabilitated with 

indigenous coastal vegetation creating a biodiversity corridor for the yellow-bellied glider and other 

native species. Wildlife corridors will also extend into the housing areas, and use of local plants 

within the housing lots will provide additional habitat for local fauna. A network of 

approximately 10km of pathways permeates the site. The trail network provides safe and 

convenient pedestrian and cycle access throughout The Farm which also connects to 

Carroll College and The Bower.  
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1.5 Sustainable Housing 

All housing is to be environmentally sustainable with lowest running costs possible. 

Homes are to be sited, designed, and constructed to high architectural standards. The 

design criteria are set out in these development guidelines. The development exceeds 

benchmarks for environmental sustainability currently found in conventional housing 

developments. 

 

Sustainability will be achieved through a combination of initiatives in the landscape and 

built environment. As a minimum, each house is mandated to achieve 7.5 star energy rating, 

have a 2.5kW solar photovoltaic power system, a 10,000 litres of rainwater storage and a 

minimum 4 Foodcubes. All houses are designed and proposed to operate with the minimal 

use of fossil fuels and as such homes shall not have any stationary gas-fired fixtures or 

appliances. 

As a ‘design led’ development, the developers have discussed with some of the best 

ecologically sustainable designers, architects, builders and energy specialists to provide a 

selection of award winning pre-designed ecologically sustainable homes. Buyers have the 

option to choose one of these Sustainable Homes as they have been carefully designed and 

costed to suit the village and maximise sustainability, affordability and livability or they are 

welcome to custom the design of the home provided it meets the minimum environmental 

standards.  

 
1.6 Housing Layout 

The housing lots have been set amongst the extensive network of trails and revegetation 

areas. Lots are arranged around local hamlets, which allow for vehicle access but discourage 

through traffic. Roadsides in the hamlets will be revegetated with appropriate indigenous 

plants further contributing to the landscaped setting. The lots have been oriented to provide 

good solar access to the dwellings and to private open space areas within each lot. 
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1.7 Community Garden 

A large community garden located near the entrance of the property will be available to the 

residents. Using a clever water conserving and low maintenance design, the garden will be a 

key place to produce local food and create incidental interaction between neighbours. 

 

2 Operation of the Design Guidelines 
 

2.1 Design Review Panel (DRP) 

All development at The Farm must be approved by the Design Review Panel (DRP). The DRP is 

chaired by The Farm developer and will draw on the advice of the project designers and other 

specialists as required. 

All proposed buildings and works including houses, garages, outbuildings, landscaping, 

fencing and retaining walls must be approved by the DRP. The DRP will review proposed 

designs against the Design Guidelines to ensure the proposed development adheres to a 

minimum 7.5 star rating. Any changes to property boundaries also require DRP approval, 

including consolidation or subdivision of lots. 

These Design Guidelines are subject to change at the discretion of the DRP, as further advances 

in sustainable design and practice occur in the future. 

Once the DRP gives approval then the buyer can lodge their Development Application with the 

Eurobodalla Council with a letter of endorsement. This will also assist Council and help to speed 

up the Approval process.  

 
2.2 Design Guideline Elements 

To ensure that the design guidelines are enforced a covenant on title will be lodged on every lot 

sold. While this restriction is often regarded by buyers as a negative this will ensure that all future 

lot owners comply with the vision of The Farm and that we ensure good design that reflects the 

preferred character and quality of The Farm. Buyers will also have the confidence that their 

neighbours and community will also comply. 

The key design elements that home builders are encouraged to address include: 

• Siting and orientation 

• Architectural style and built form 

• Landscaping and fencing 

• Sustainability 

 
2.3 The Farm Sustainable Homes 

Having purchased a lot the buyers will be provided two main avenues to build their home. The 

first option is to choose one of The Farm Sustainable Homes. The designs for these homes will 

be available free of charge to the buyers at The Fa rm  for use in the development. These homes 

will be carefully designed and costed to suit the village and maximise sustainability, affordability 

and livability. The second option is for the buyers to design their own custom home. Either way, 

an application needs to be made to the Design Review Panel (DRP) to obtain approval. This 

approval is required to ensure that the objectives and standards outlined in this guide are met 

and all parts of the approved design must be constructed. 
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3 Siting and Orientation of Buildings 
 

3.1 Siting 

Careful siting of houses is important to ensure that living areas and private outdoor open 

spaces face northwards where possible, whilst buildings address streets and open space in a 

way that enhances the amenity of The Farm. 

 

 
3.2 Orientation 

Buildings are to be orientated north to achieve maximum passive solar access. 

 
3.3 Private Outdoor Living Space Requirements 

A dwelling should have private outdoor open space consisting of an area of 80 square metres 

or 20 per cent of the area of the lot, whichever is the lesser. At least one part of the private 

open space should consist of secluded private open space with a minimum area of 25 square 

metres and a minimum dimension of 3 metres at the side or rear of the dwelling with convenient 

access from a living room. 

 
3.4 Corner Lots and Lots Overlooking Public Open Space 

• Houses on corner lots must address both streets and provide habitable room windows 

overlooking each. 

• Lots with boundaries adjoining open space must address this frontage with an articulated 

elevation. Articulation can be achieved with verandas, pergolas, porticos varied wall 

setbacks and the like. Blank elevations facing public open space are not permitted. 
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4 Setbacks from Boundaries 
 

4.1 Front, Side and Rear Setbacks 

• Front setbacks (from boundary with a street): Minimum 4m. 

• Side setbacks, for corner lots: Minimum 2m from side street.  

• Setbacks from boundaries abutting open space: 

− Lots with their longer side facing north, abutting open space (or external road): 

minimum setback from boundary abutting open space (or external road): 3m. 

− Lots with their shorter side facing north, abutting open space or (or external road): 

minimum setback from east or west boundary abutting open space (or external road): 

2m. Minimum setback from north or south boundary abutting open space (or external 

road): 4m. 



 
    The Farm Design Guidelines 

  

    9 
 

 

 
 
 

 

4.2 Winter Sun Setback Line 

Where a lot boundary is north of an abutting lot, buildings and ancillary structures must fit 

within the winter sun setback line. The setback line is a line 30 degrees from the horizontal, 

measured from a point 2m above ground level on the south side of the south boundary, as 

detailed below. Encroachment on this setback line is not permitted, except for flues and aerials. 

The purpose of this setback line is to protect solar access of adjoining properties to the south. 

This requirement also applies to the mature size of proposed trees and shrubs. 

 
 

 

 
− Note that the winter sun setback line does not apply to lots where they abut public 

open space or a street on their southern boundary. 

− Note that where a crossover position specified in the contract of sale for a lot requires 

a garage on the south boundary (refer Section 4.4 Boundary Walls), the garage on the 

south boundary can be a maximum average height of 3.2m. Garage parapet walls 

meeting the boundary at 90 degrees can encroach on this slightly at the discretion of 

the DRP. 

 
4.3 Other Setbacks 

• Garages are to be setback behind the house frontage a minimum of 1m, and from the 

frontage a minimum of 5.5m. On lots of 450sq.m or smaller, lesser street setbacks will be 

considered. 

• The number & size of on-site carparks is to be as required by Eurobodalla Shire.  

• On site carparking is to be discrete and not dominate the front yard of a dwelling. 

• Allowable protrusions into setbacks: verandas, eaves, decking, porches and the like are 

allowed to protrude into setbacks as per Council standards. The exception to this is the winter 

sun setback line (as detailed above) – only aerials and flues can encroach on this setback 

line. 
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5 Architectural Style and Built Form 

5.1 Overview 

The Farm sets a new benchmark for sustainable housing in NSW. In addition to incorporating 

sustainability features, it is important that buildings are attractive and contribute to a high quality 

living environment for all residents and visitors. 

Careful attention needs also to be given to the integration of the building design with the 

bushland landscape. 

Innovative design solutions will be promoted. Some conventional designs or aesthetic features 

more typical of suburban sites will be discouraged. 

 
5.2 Design Character 

• Designs must be appropriate to The Farm and respect the existing and preferred village 

character. 

• The visual bulk and materials of a building should complement the setting at The Farm. 

• Upper floor building overhangs facing streets are to be discrete, to a maximum of 2 metres. 

 
5.3 Height 

Maximum building height is 8.5 metres measured from ground level as per the Planning Scheme. 

 
5.4 Maximum Dwelling Size 

The Farm encourages purchasers to build dwellings to a maximum dwelling size of 200sq.m. 

Dwelling size is defined as the total floor area of the building including all areas that are fully 

enclosed within the exterior walls of the house. The area excludes garage, verandas, decks and 

balconies.  

 
5.5 Bushfire 

Siting, design, construction and ongoing maintenance of works on a lot must accord with the 

Bushfire Protection Plan. 

 
5.6 Style of Buildings 

A contemporary coastal style for buildings is required.  

• Encouraged: Modern homes with skillion, flat or parapet roofs. 

• Discouraged: Conventional brick veneer houses. 

 
5.7 Exterior Materials 

Materials are to complement the required coastal style, whilst complying with the Bushfire 

Protection Plan for the lot. Consideration should be given to specifying materials and finishes that 

require minimal ongoing maintenance, and are suitable for the coastal environment. 

• Encouraged: 

− Walls: reverse brick veneer, light weight cladding. Light weight cladding should be of 

a non-reflective material. Cement sheet, Colorbond, and Weathertex-style cladding are 

acceptable. Timber cladding is also acceptable where possible with the BAL rating. Acrylic 

render is acceptable, but should not make up more than 50% of the façade where viewed 

from the street. 

− Roofs: Colorbond roofs. Roof colour has an important role to play in terms of energy 

efficiency and comfort. Refer to Section 8.1.3 Construction for further information. 

• Discouraged: 

− Walls: conventional brick veneer are not permitted where visible from streets or open 

space. Where exterior face brick is proposed it is to be no more than 20% of any 

elevation. 

− Roofs: terracotta or concrete tiled roofs. 
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5.8 Exterior Colours 

The use of natural materials, non-reflective finishes, and muted colours is encouraged. 

Splashes of colour referencing local flowers, wildlife and the like are also encouraged where 

appropriate.  

 

5.9 Floor Levels and Earthworks 

• Floor heights: The maximum height of structural ground floor above/below natural surface 

level are: 

− Above natural surface level: 600mm 

− Below natural surface level: 600mm 

− The DRP may vary this requirement for steeper sites at their discretion. 

• Earthworks are to be minimised. Split level dwellings rather than cut and filling of the 

site is preferred. Finished site levels should follow the Natural Surface Level wherever 

possible. Detailed cut and fill plans are required where changes to natural surface levels 

are proposed. Filled areas will not be approved where they impact upon the winter sun 

setback line. Natural Surface Levels are the ‘FS’ levels shown on the ‘As Constructed’ 

subdivision detail plans. 

• The difference between finished ground level and natural ground level as a result of 

excavation and filling must not be more than 600mm and must be properly battered and 

retained. The DRP may vary this requirement for steeper sites at their discretion. 

 

5.10 Garages 

• Garages need to be designed as discretely as possible to avoid dominating the facades of dwellings. 

• Single and double garages or carports are permitted. Three car wide garages not permitted. 

• Tilt panel or panel lift automatic garage doors are preferred. ‘Drum style’ roller doors are not 

permitted. 

• Maximum garage door width 5m. 

• Garages are to be constructed at the same time as your home (if part of your approved house 

design). 

• All homes are to be fitted with a 32amp power point for electric vehicle charge point. 

 

 

5.11 Car parking 

On site car parking is to be adequate for dwelling size without dominating the home. One car space 

should be located a minimum of 1m to the rear of the front wall of the house. A 2nd car space may be in 

the driveway forward of the house. 

Minimum number of car spaces required: 

• Houses with two or fewer bedrooms: a single carspace. 

• Houses with three or more bedrooms: two car spaces with a minimum of one car space in a garage. 

Driveway steepness: 1:8 maximum gradient for driveways. Where steeper than 1:8 is proposed, provide 

additional sections to demonstrate vehicle clearances are achieved as per Austroads Guide to Road 

Design Part 3, Commentary 21, Figure C21 1: Car profile. Provide 1:50 scale sections through the top and 

bottom of driveway showing the Gradient Profile Beam to ensure vehicles clear paving. 
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6 Landscape Features 
The DRP will provide information on appropriate plant species, the mix of ground, mid-storey 

and larger plants, sources of local stock, and planting and maintenance techniques. 

 
6.1 Design Details 

• Landscaping plans must be submitted to the DRP for approval with the initial submission 

of the dwelling plans. 

• Each of The Farm Sustainable Homes comes complete with a landscape plan provided 

free of charge by the project team. 

• The landscape of each lot must be in accordance with the approved landscape plans, and all 

landscaping between the house and street is required to be completed before issue of an 

Occupancy Certificate. 

• Proposed trees and shrubs are to fit within the winter Sun Setback Line (refer Clause 3.1 

above) at their mature height/size where a property adjoins a property to the south. Mature 

tree and shrub heights are to be shown on the landscape plan, with this requirement 

demonstrated. 

• Plants should be selected from the species list in the appendix of these guidelines. 

• Plants that have the potential to become environmental weeds are discouraged. 

• In addition to the community garden, a minimum of 2 Foodcubes will be provided for each 

dwelling.  

• The extent of impermeable areas should be minimised. Permeability of the site is to be a 

minimum of 20% of the lot area. 

• Bin storage areas are to be screened from the street. 

• Clothes lines are not to be in direct public view and are to be screened from neighbouring 

lots and the street. 

• Driveways should be constructed of local stabilised granitic sand or exposed aggregate 

concrete. 

• House landscape design at The Farm should follow the innovative, modern coastal aesthetic 

of the buildings. 

• Landscaping of areas visible from streets or open space is to be in keeping with the native, 

coastal theme of the street or open space. 

• Appropriate landscape design is essential in creating and preserving the sustainable, 

modern, coastal character of The Farm. The use of qualified landscape architects is 

encouraged to help achieve this. 
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6.2 Retaining Walls 

Retaining walls should not to be higher than 600mm. All proposed retaining walls are to be 

clearly detailed in terms of height, material, extent and location. No retaining walls may be 

constructed without DRP Approval. 

 
6.3 Landscape Design Service 

To help preserve the coastal bushland quality of the village, the developer is able to assist with 

the development of a landscape plan.  

 
6.4 Bushfire 

The Farm will be designed to minimise its exposure to the risk of bushfire. A Bushfire Protection 

Plan will be developed in conjunction with the RFS and Eurobodalla Shire Council. It will identify 

buffers, Bushfire Attack Level ratings for buildings, water supply, emergency access routes, and 

other fire protection measures. A Bushfire Protection Plan has also been developed. Siting, 

design, construction and ongoing maintenance of works on a lot (including landscaping) must 

accord with the Bushfire Protection Plan. 

In addition to the requirements of the Bushfire Protection Plan the following are also required: 

• Mature size of trees and shrubs are not to overhang boundaries with other lots to avoid 

bushfire impacts on neighbouring properties. 

• Avoid climbers in trees or pergolas near buildings. 

• Mulch: Extensive areas of flammable mulch should be broken into smaller sections by 

lawn or non-combustible features such as gravel. Flammable mulch should be no closer to 

a building than 1m from walls, eaves, decks and attached pergolas. 

• Pergolas: Climbing plants on pergolas can add fuel load and are to be avoided where in 

close proximity to vulnerable areas of the house such as windows, decks and eaves. 

 
6.5 Fencing and Screening 

In cases where fencing or screening is proposed they must be designed to help retain an open 

landscape character and continuity of vegetation between private lots and common land, and 

not impede a network of habitat links throughout the village. 

Fences: 

• Fencing facing a street (either front or side street) is not permitted within the street setback 

of a dwelling (forward of the house). Side fences are not permitted within the street setback 

of a dwelling and must be setback a further 1m from the corner of the house. Property 

boundary demarcation is permitted (planting is an example of this). Side fences must not 

be paling fences where facing a street or open space. 

• Fencing abutting public open space (excluding cul-de-sac walkway links to public open 

space): Design alternatives such as landscaping features are encouraged to provide habitat 

links for native animals. Where fencing is proposed abutting public open space it must be 

open wire style which can act as a lattice for many attractive local coastal plant species (see 

Guideline 10.3.2 for examples). Maximum height is up to 1.5m high from natural ground 

level. This also applies to fencing that is facing public open space and is within 2m of the 

boundary. 

• Fencing facing cul-de-sac walkway links is permitted and should be a maximum of 

1800mm high. Timber palings or pickets are acceptable for these fences, and pickets can 

be closely spaced for privacy. 

• Side and rear fencing between lots is permitted and should be a maximum of 1800mm 

high. Timber palings are acceptable for these fences. 

Screens: 

• Screening of private outdoor open space is permitted, including where these spaces are 

adjoining streets or public open space. 

• Screens are discouraged on main street frontages 

• Where a screen is adjoining public open space or street it shall have a maximum total 

length of 6m and maximum height of 1.7m. A 1-2 metre setback from the boundary is 

preferred to allow the screen to be softened by planting. 

• Screens are not permitted on side boundaries within the street setback of a dwelling 

(forward of a house). 

• Screens on side and rear boundaries to the rear of dwelling frontages are permitted and 

should have a maximum length of 6m and a maximum height of 2m. 
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• Screens are to be a minimum of 25% open.  

• Timber or colorbond lattice are not permitted where visible from streets or public open 

space. DRP approval is required for any fences or screens that do not comply with the 

above requirements. 

 

6.6 Letterboxes 

Letterboxes should be designed to complement the dwelling, using the same materials 

and finishes. 
 

 

 

 

7 Sustainability 
 

7.1 Ecologically Sustainable Design 

The Farm aims to demonstrate a best practice approach to environmental, social and economic sustainability. The 

environmental sustainability principles of the village will be developed to ensure that all homes achieve a high 

benchmark in sustainable housing. 

 
7.1.1 Key Requirements 

The key sustainability requirements are: 

• All houses must have a minimum 7.5 star energy rating in accordance with the Nationwide House Energy 

Rating Scheme (NatHERS), provided by a NatHERS Accredited Assessor. Heating and cooling accounts 

for the majority of the household energy use. The NatHERS rating ranges from 0-10 stars, this measures 

the thermal performance of residential buildings in Australia. The minimum standard for new houses is a 6-

star energy efficiency. 

• A 2.5kW (minimum) photovoltaic system (grid connected) is required for each dwelling. Installation to be by 

an accredited installer, JMC Electrical is a recommended local installer. 

• All houses must be connected to rainwater collection tanks (minimum capacity 10,000 litres per 

dwelling). Tanks must be plumbed to re-use rainwater through the house. 

• Tanks must be fitted with an appropriately sized first flush diverter. Diverters are to be sized based on the 

diversion of 0.5 L per m2 of roof area that is directed into the tank. 

• All dwellings must incorporate energy and water efficient appliances and fittings. A minimum WELS 

rating of 4 is required for all plumbing outlets other than shower heads, showerheads require a minimum 

WELS rating of 3. Light fittings must be either LEDs, compact fluorescent or T5 fluorescents. 

• Each dwelling must have an energy monitoring system. Every PV system needs the capacity for 

energy monitoring on either a fixed screen or a mobile/tablet type device. 

 

7.1.2 Access to Microgrid 

The Southcoast Heath and Sustainability Alliance (SHASA) is an alliance of Eurobodalla community 

members. Formed in 2014 SHASA’s key focus is to highlight and support action to mitigate climate 

change. SHASA along with the Federal Government, ANU (Australian National University), Essential 

Energy, and ZepBen have been exploring the feasibility of microgrids in regional contexts that face 

challenges in resilience from events such as bushfires, especially in the Eurobodalla shire. The first 

community microgrid on the NSW South Coast as part of a $4.8 million initiative, will be the coastal towns 

of Bawley Point and Kioloa and The Farm seeks to take part in this initiative. 

A microgrid is a small, local network of electricity users with a local source of power made up of solar and 

batteries. The microgrid will be connected to Endeavour Energy's network but will switch to its local 'power 

island' if the main electricity grid goes down. This will give The Farm added security for their power supply. 

To assist in managing the energy through the microgrid, state-of-the-art software will forecast the 

renewable energy load and manage it across all solar panels and batteries, in real time. 

 

Microgrids exist all around the world. They are not a new technology, but as locally generated renewable 

power has increased, these mini grids are becoming a viable way for modern grids to better harness 

power. 

This initiative follows the support of the NSW Government’s Bushfire Local Economic Recovery Fund, 

which allocated around 100 batteries to homes and businesses in the South Coast.  

It will be a requirement for all Lot owners to connect to the microgrid. 

 
 

7.1.3 Important Design Considerations 

Passive design is the fundamental principle behind sustainable housing. It is design that takes advantage 

of the natural climate to provide comfortable living, rather than relying on mechanical heating and cooling 

systems. 
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Design for climate: Houses should be custom designed to suit their local climate including latitude (for 

correct sun shading), prevailing summer and winter winds and other local issues that can provide 

opportunities for passive design. 

 
Keeping cool in the summer heat 

• Energy ratings in NSW are rightly focussed on winter performance to minimise energy 

consumption from heating. However, an emerging issue is that many modern buildings 

are not performing well in summer, which is a particular concern given increasing summer 

temperatures. 

• For example it is quite possible to design an 8 or 9 star home that is so optimised for 

winter that it performs poorly in summer. 

• To avoid this issue, consideration of all year round comfort and performance is 

encouraged. 

Siting: Careful siting of houses is important to ensure that living areas and, where practical, 

private outdoor open space face northwards. 

Orientation: Dwellings must be orientated with living areas facing north to achieve maximum 

winter sun penetration. Orientation that works with the local site conditions to maximise 

solar access in winter is required to achieve the NatHERS rating of 7.5 stars. 

Glazing: Glazing should be located to provide light, ventilation and views, but also should be 

designed to maximise the benefit of northern winter sun. Glazing facing east or west should 

be minimised, as it can allow unwanted heat gain in summer. 

Glazing facing south should be minimised as glass with a southerly aspect can cause 

significant heat loss from the building in winter. Double glazing and low-e coatings should be 

used wherever possible to optimise energy performance. 

Shading of windows: It is important to shade windows to protect from the summer sun, 

whilst enabling maximum solar gain in the winter months. Appropriate sun shading must be 

provided: 

• North facing windows need a simple eave or pergola with a width that allows winter sun 

penetration , but blocks summer sun. 

Techniques such as external shutters to shade windows. 
 

• North glazing: Show sun shading to cut off summer sun at 65 degrees from horizontal 

(measured from sill) and winter solstice sun penetration. 

 
 
 
 
 

 

Sunshading of North-fa cing 

Windows and doors at The Farm  
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• East and west facing glazing facing the street: appropriate sun shading is required. 

• East and west glazing not facing the street: appropriate sun shading is encouraged. 
• East/west facing windows should incorporate shading that is suited to lower sun angles, 

such as vertical louvres, shutters or awnings. 

 
Natural ventilation: Good natural ventilation can provide cooling in summer and fresh 

air all year round. Cross flow ventilation should be designed to capture summer breezes, 

and encourage natural summertime air movement within the building. Where possible, a 

combination of low and high level windows should be used to draw in cool air at the low level, 

and discharge warmer air at high level. This ‘thermal chimney’ effect is an effective way of 

improving with summertime comfort. 

 
 

 
Separation of spaces: Doors should be provided to allow separation between spaces. Proper 

zoning can reduce the amount of heating required for living areas, through sealing off of 

hallways and other areas. Entries designed with an airlock are also important to improve 

comfort and energy efficiency. Internal walls between living areas and other zones should be 

thermally insulated to minimise winter heat loss from living areas. 

Draft proofing: Draft proofing is one of the most important ways to improve comfort and 

energy efficiency. External doors and windows need to be fully draft proofed, and vents and 

exhausts need to be sealable. Internal doors between zones should also be draft-proofed. 

Thermal insulation: Thermal insulation in walls, timber floors and ceilings should be optimised 

to provide minimum heat flow between inside and outside. To work properly, insulation needs 

to be considered in terms of the overall construction of the floor, wall or roof. Effective systems 

provide a combination of bulk insulation, air gaps, and reflective foil. Breaks in insulation 

should be avoided, such as gaps caused by recessed light fittings. Thermal bridging should 

also be minimised – this can be avoided by the use of timber framing and using insulating 

separators from any steel. 

Thermal mass: Thermal mass is very different to insulation. Instead of preventing the flow of 

heat, it absorbs and stores heat, and moderates inside temperatures. For example, a polished 

concrete floor can absorb the heat of winter sun and release this heat back into the room later 

in the day or evening. In summer it can absorb heat during the day, and combined 

with ventilation, remove it from the house into the cool night air. Thermal mass should to 

be insulated from the exterior, as otherwise it will allow heat loss in winter and heat gain in 

summer. The amount of thermal mass should be optimised to minimise heating and cooling 

requirements. Consideration should be given to concrete slab flooring (with polished or tiled 

finish to maximise thermal benefits) and reverse brick veneer walls (with bricks on the inside, 

and insulated stud walls on the outside). 
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Lighting: Attention should be paid to the selection of energy efficient lighting. Energy efficient 

lighting such as LED’s, compact fluorescents and T5 fluorescents are affordable and readily 

available. Halogen lights are inefficient and are not allowed. 

Efficient services and appliances: Efficient heating, cooling and household appliances are 

essential for minimising energy use in homes. Selections of these items should be made based 

on their rated energy efficiency. Ceiling fans are encouraged as an effective way to improve 

comfort with minimal use of energy. 

Clothes drying: External clothes drying facilities of a suitable size and screened from view 

should be provided to minimise use of clothes dryers. 

Water efficiency: A minimum WELS rating of 4 is encouraged for all plumbing outlets in the 

home except shower outlets. Shower outlets should have a minimum WELS rating of 3. 

Embodied energy of materials: All building materials require energy for their production and 

transport. This embodied energy can be traced from the extraction of raw materials through to 

the production chain, and transport to the site. Choosing materials that provide energy savings, 

durability, and low embodied energy is a balancing act, as some materials such as concrete 

and concrete blocks have high embodied energy, but deliver important benefits in terms of 

thermal mass and durability. Similarly some materials with low embodied energy may have 

other issues such as lower durability and higher maintenance costs. However, some key 

criteria are outlined below: 

• Concrete should have recycled content such as fly ash. 

• Windows and doors should be timber, or aluminium produced from renewable energy if 

possible. 

• Masonry materials should be recycled material, stone, concrete block or rammed/ 

compressed earth. 

• Framing for walls and roofs should be plantation grown pine. 

• Structural beams and lintels should be plantation grown pine or laminated veneer lumber 

(LVL). Structural steel and old growth hardwood timber should be avoided wherever 

possible unless being recycled or reused. 

Renewable and recycled materials: Materials from renewable sources, and/or with recycled 

content are encouraged. For more information and ideas see http://www.thejunkmap.com.au/ 

building-materials/ 

Plantation timbers: Plantation timber from local, sustainable sources should be used. 

Rainforest and old growth timbers must be avoided. For more information see the Forest 

Stewardship Council’s website https://au.fsc.org/ 
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Toxicity: Toxicity from chemicals in the building process should be minimised. Where possible 

consideration should be given to avoiding use of PVC materials, for example PE plumbing 

materials can be used instead of PVC. And LOSP (or equivalent) preservative treatment of 

timbers should be used instead of CCA treatment. 

Indoor air quality: Good indoor air quality is important to provide a healthy living environment, 

especially with today’s modern sealed buildings. Materials should be chosen to avoid the 

build-up of allergy-causing dust, for example hard floor surfaces instead of carpet. Non-toxic 

materials with low levels of volatile organic compounds (VOC’s) are encouraged also, for 

example low formaldehyde cabinetry and particle boards (E zero), and low VOC water-based 

paints. 

 
7.1.4 Construction 

The following construction types provide affordable energy efficiency and are appropriate for a 

7.5 star house: 

• Ground floors: Ground floors should be concrete slab with hard finishes that maximise 

the benefit of thermal mass. Thermal mass is the ability of a material to absorb and store 

energy, a high thermal mass of material will also buffer against temperature 

fluctuations. 

• First floors need to be thermally insulated from lower levels and exterior. Thermal mass at 

first floor level is also advantageous where practicable. 

• Exterior walls: All exterior walls should have a minimum of R2.5 insulation plus antiglare 

foil and an air gap. Consideration should be given to providing insulated thermal mass. 

‘Reverse brick veneer’ is a preferred wall system. The load bearing, insulated stud wall 

(R2.5 insulation with anti-glare foil) is located on the outside, whilst the bricks are located 

on the inside to provide thermal mass benefits to the house. The optimum amount of 

thermal mass provided in walls is unique to a particular house and should be discussed 

with your energy certifier. 

• Internal walls: Internal walls of conditioned spaces such as living areas should be insulated 

with R2.5 insulation from adjoining spaces such as bedrooms or service areas. 

• Ceilings: Ceilings should be insulated with a minimum of R4.0 batts. 

• Roofs: Roof colour has an important role to play in terms of energy efficiency and 

comfort. Darker roofs absorb heat and lighter colour roofs reflect heat, improving summer 

performance. With hotter Summers and increased heatwaves now occurring, The Farm 

strongly encourages lighter coloured roofs to keep homes cooler in future. Zincalume and 

zincalume ultra roofs are prohibited due to their harsh reflectivity. 

• Windows and doors: Consideration should be given to heat loss through framing. If using 

aluminium windows, there are thermally broken or composite window systems that 

perform better than standard aluminium windows. Timber frames have inherently good 

thermal performance. Window size, location, glazing and orientation are an important 

consideration in achieving the 7.5-star NatHERS rating. A builder with good credentials 

in sustainability will be needed to make sure this is incorporated in home design. 

Recommended window suppliers are Trend Windows, Rylock and AWS Vantage Windows. 

• Glazing: The use of double glazing and low-e coating is recommended to ensure that the 

energy efficiency and comfort of the house is maximised. AWS Vantage is a recommended 

local glazier. 

• Draught-proofing: All exhaust fans including the kitchen range hood need to be sealed. 

Exterior windows and doors should be provided with weather strips also. 

 

 

7.2 Socially Sustainable Design 

An environmentally sustainable home also needs to be socially sustainable for the community 

to truly prosper. The Farm will be designed along social lines, taking every opportunity to 

encourage non-car use, provide opportunities for social interactions between residents, and to 

provide the right balance between privacy and community. 

• Habitable windows are to be positioned to look out over streets and open space to provide 

passive surveillance of public spaces, and thereby help provide a safe community. 

• Window sill heights should be selected with attention to preserving home privacy – 

900mm sill heights are preferred in bedrooms and dining areas. 600mm sill heights are 

preferred in living areas. 

• Verandas, decks and balconies addressing streets and open space are encouraged. 

Balustrades should not be transparent to avoid privacy issues, and visual clutter. Glass 

balustrades are not permitted. 
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• Semi-private and secluded-private outdoor space should be designed to offer an 

appropriate level of privacy. Privacy is to be provided by strategic landscaping and 

attention to hierarchies of public, semi-public, semi-private, and private space. 

• Entries to houses should be clearly visible from the street and covered. 

• Provision for bicycle use and storage can encourage non-car trips, resulting in increased 

wellbeing. 

• Houses should be designed to be adaptable in order to respond effectively to changes in household needs. 

Examples of adaptability are: 

− Accessible Design, which can accommodate Aging in Place, mobility impairment, wheelchairs and 

prams. 

− Ease of adjusting to seasonal or other changes in household size. 

− For further information on designing for access refer to the guidelines at Livable Housing Australia: 

http://www.livablehousingaustralia.org.au/ 

 
7.2.1 Privacy 

Proposed designs must consider the privacy of adjoining lots, whether those lots are occupied or vacant. 

All buyers will be encouraged to consider the impact of privacy screening at the start of the design stage. 

Privacy screens should not reduce the energy efficiency of proposed houses – this should also be considered at 

the early design stage of the home too. 

First floor windows and outdoor areas should be designed and located to minimise the need for privacy 

screening. Where privacy screening is proposed, applicants are encouraged to provide exterior screens that are 

designed as part of the house rather than as separate ‘add-on’ elements. Opaque glass or privacy film added to 

glazing is discouraged. 

 
7.3 Further Information 

• Detailed guidelines on passive design, energy efficiency and sustainability can be found in “Your 

Home Technical Manual”, published by the Department of Climate Change and Energy Efficiency, and 

downloadable from http://www.yourhome.gov.au/technical/.This guide is available in hard copy from the 

Alternative Technology Association. 

• There are services that can be provide assistance in choosing sustainable materials for a home such as 

ecospecifier (www.ecospecifier.com.au). 



 

    20 
 

 

 
 

 

8 General provisions 
 

8.1 Pets 

The project involves extensive habitat restoration and has a strict no cats policy and an on- 

leash requirement for dogs in public open space at The Farm. This is inorder to protect these 

unique local animals for the future. Dogs are allowed at The Farm, strictly on leash in open 

space areas apart from the dogs off leash park. 

 
8.2 Services and Equipment on Alotments 

• There can be no encroachment of the winter sun setback line by services and equipment, 

including solar panels. This is to preserve solar access to neighbouring properties. 

• Water tanks should be located discretely at the rear of dwellings clear of any required 

buffers or setbacks. 

• All plumbing (except downpipes) is to be concealed. External TV antennae and other 

aerials must be unobtrusive and located towards the rear of the dwelling. 

• Satellite dishes will only be approved if out of public view. 

• Air-conditioning equipment must not be directly viewed from public areas. 

 
8.3 Site Services 

The following services will be available to the lots: 

• Telephone and internet access (optic fibre) 

• Mains water 

• Mains electricity (to supplement household PV power systems) 

• Mains sewer 

• Stormwater point of discharge 

There is no reticulated gas that will be made available. 

 
8.4 Additional Buildings and Ancillary Structures 

No sheds or other structures are permitted on any boundary abutting a street or open 

space. Any shed abutting the north boundary of another lot must not exceed 2m height on 

the boundary, and must not encroach on the winter sun setback line. No more than one 

shed should be located on a lot. The preferred shed size is less than 10 sq.m, located out of 

public view. Larger sheds may be considered by the DRP if designed to be in keeping with 

overall guidelines, aesthetics and aspirations. Design and finishes of sheds should match or 

compliment the dwelling. 

No caravan or other temporary living shelter of any kind may be erected. 

 
8.5 Heavy Vehicles 

No heavy commercial vehicle as defined by Eurobodalla Shire Council, or any boat, caravan or 

trailer will be allowed to be parked where they are visible from the street on a permanent or 

semi-permanent basis. Vehicles associated with the construction of a building that are parking 

for short periods are exempt from this requirement. Caravan/boat/trailer/mobile home parking 

is not to be forward of a dwelling and not to be visible from streets or open space without DRP 

approved screening. Proposed parking spaces and screening are to be shown on floor plans 

for DRP review. 
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8.6 Standards During Construction 

Construction works must comply with all council bylaws and regulations. 

The site must be kept clean at all times during construction to minimise impact on neighbours. 

All rubbish must be disposed of off-site. 

The lot must be maintained prior and during construction, with grass cut, weeds and rubbish 

removed. 

Earthworks are to be managed carefully, and dust is to be controlled. 

Storage of all plant and materials are to be on the subject lot only, and not on adjoining lots or 

open space or common property. 

Vehicle parking is not permitted on other lots, open space, median strips or other landscaped 

areas. 

Existing vegetation is to be protected with tree protection barriers. 

The construction site is to be securely fenced prior to commencement on site. 

Stormwater is to be managed. Sediment is to be controlled, and revegetated areas, 

downstream waterways and wetlands are to be protected. 

Pets are not allowed on site during the construction stage. 

 
8.7 Signage 

No signage is permitted without approval by the developer. 

The developer retains the right to install signage on lots that are for sale. 

 
8.8 Variation from these Guidelines 

Variations from these guidelines will be considered by the DRP on their merit.  

.   

8.9 DRP and Owners Corporation 
The responsibilities of the Design Review Panel will be transferred to the The Farm  
Owners Corporation when the e n t i r e  d e v e l o p m e n t  h a s  b e e n  c o m p l e t e d  o r   
a t  a n  e a r l i e r  t i m e  a s  d e e m e d  s u i t a b l e  t o  t h e  d e v e l o p e r .  

 
8.10 Fireplaces 

Homes that achieve our minimum 7.5 star energy efficiency standards have excellent 

insulation and double glazing, and are generally comfortable all year round. Any heating 

and cooling requirements are easily met with modern sustainable heating and cooling 

systems such as Daiken Ururu 7 star split systems, which run pollution free and keep homes 

comfortable and warm. There is now substantial evidence from groups like the Environmental 

Protection Authority and health authorities that wood fired heaters create large volumes of 

particulate pollution, which reduces air quality and are not good for the health of householders 

and surrounding residents. In order to maintain air quality and a healthy community at The 

Farm, we do not allow wood fired heaters. 

 
8.11 Outdoor Fires 

Outdoor fires are discouraged in summer for bushfire risk and to avoid smoke entering houses 

being passively cooled by opening windows. Residents should consider their neighbours if  

using a backyard fire pit. 
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9 Appendix 
 

9.1 Glossary 

Bushfire Management Plan 

The Bushfire Management Plan is the plan 

describing the overall approach to bushfire 

management at The Farm. It includes 

locations of defendable space between lots 

and surrounding bushland, static water 

supplies, and hydrants. 

 
Bushfire Protection Plan 

The Bushfire Protection Plan incorporates 

fire protection measures that are relevant 

to The Farm (including defendable space, 

BAL’s, static water, access etc), specified on 

a lot by lot basis. It is approved by the RFS 

and Eurobodalla Shire Council.  

 
The Farm Sustainable Home 

The Farm Sustainable Homes are pre-

designed home that are offered to each lot 

owner at The Farm free of charge. The 

homes are based on detailed consultation 

with our potential buyers and residents, and 

they have been carefully designed and 

costed to suit the village and maximise 

sustainability, affordability and liveability.  

The designs have been completed to the 

level of detail required for DRP approval 

application and energy ratings. 

 
Certificate of Occupancy 

Certificate of Occupancy is the certificate 

provided by your licensed building surveyor 

detailing that your home is ready for 

occupation. 

 
Commencement of Construction 

Commencement of construction is deemed 

once underground services and excavation 

of service trenches has commenced. 

 
 
 
 

 
        Design Review Panel (DRP) 

The Design Review Panel is chaired by The 

Farm developer and will draw on the advice 

of the project designers and other specialists 

as required. 

 
Developer 

The Developer of The Farm is Brightlands 

Living Pty Ltd. 

 
The Farm Design Group 

This will be a  group of architects and 

designers to be selected by the project 

developers to provide house that are consistent 

with The Farm Design Guidelines. 

 
Winter Sun Setback Line 

The winter sun setback line applies to 

lots that abut another lot on their south 

boundary. It is designed to preserve winter 

solar access to dwellings and outdoor space, 

where they could normally suffer significant 

loss of sunlight if standard Rescode setback 

lines were applied. 
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