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ITEM 1 - ATTACHMENT 2 ASSESSMENT REPORT.

DEVELOPMENT
ASSESSMENT REPORT

™ BORT STEPHENS

APPLICATION DETAILS

Application Mumbser 16-2018-338-1

Development Description Service station and food and drink premises — including,
vehicle repair station, ancilary signage, car parking,
landscaping, demolition of exisbing structures and associated
site waorks

Applicant KDC PTY LTD

Date of Lodgement 23052018

Value of Works 52 87545800

Development Proposal

The application seeks approval for the demoltion of existing struclures on the site and the
consiruction of a service staton, food and drink premises and associated site works (See Figure 1),
The application proposes operation of the service station 24 hours a day, seven days per week

Specifically, the application propases the following:

+ Demalition of all existing structures onsite including the dwelling, bitumen, fences, trees,
vegetation and driveway crossovers,

+« Construction of a service station with convenience store, overhead fuel canepy, three (3)
double sided fuel dispensers, underground fuel tanks and infrastructure, loading bay and
ancillary vehicle workshop,

* Construction of a commercial tenancy to be used a food and drink premises (fitout subject to
separate approvall,

+ Construction of an sl grade car park to conlain 22 parking spaces (including ane (1)
acoessible space and ane (1) air [ water bay);
Construchon of separate ingress and egress driveways on Medowe Road,
Installation of two (2) lluminated business identification pylon signs;
Insialtation of six (&) illuminated business identificatson signs on proposed buildings and fuel
CAnopY;
Instaliation of twe (2) lluminated directonal signs within the site;
Instaliaton of 2m acoustic fencing along the southerm and westem sie boundanes, and

« Associated site works including minor excavations.

Service stations, vehicle repair statens and food and dnnk premises are pammitted with consent In
the B2 zone, However, the proposed land uses are nol permissible in the R2 zone. The proposed
development i3 therefore reliant on Clavse 5.3 — Development near zone boundanes as detalled
within the assessment below.
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Flgure 1; Proposed San Fian

Propery Addrass TBT Medowie Road MEDOWIE, 795 Medowie Road
MEDOWIE

Lot and DP LOT: 3 DP: 260883 LOT: 1 DP: 1215257

Current Use Residential

Zoning FPART B2 LOCAL CENTRE | PART R2 LOW DENSITY
RESIDENTIAL

Site Constraints Acid Sulfate Soils (Class 5)

Bushfire Prone Land
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BE- 0T -308

RAAF Base Williamtown = Bird Strike Group B
Hunter Water Speclal Area (Grahamsiown Dam)

Site Description

The site is located on the western side of Medowie Road, approximately 140m north of the
intersection of Medowie Road and Fercdale Road. The site s commonly known as TET and 785
Medowis Road, Medowie and is legally described as Lot 3 DP 260883 and Lot 1 DP 1215237

The sife currently supports an existing single-storey dwelling and associated structures located on
the TBT Medowie Rioad parcel. Access to TAT Medowie Road is curmently available via an existing
driveway connecting to Medowie Road.

Surrcunding land uses comprise of commercial uses to the south west and low density residential
fo the south, east and nosth, There is an existing approval (16-2018-696) for the redevelopment of
the gite to the north at 781 Medowse Road for the construction of an eight unit multi-dwelling housing
development. The land identified as T85 Medowis Road forms part of a larger site that is curmently
vacant and identified for future commercial and residential land uses.

The site can be identified in Figure 2 below.

Figure 2. Crvomurw of Mo sulpect Sl - Boabon of the proposed sorvics Staton shoded m ned
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Figure 3. Asnal mpgo of (ks proposed senncl siabion BCahon (3haced o ned). SHEce. Nearma

TBE T SRS 3
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TESiyess FERODAL,

By

Figure 4: Subdrasion Flan al TS Medowss Fosd as por Approved D8 16-2008-TES-1. Source: LMG - kecalion of Bhe
propoded sedvicn skalion shadod m rmod

Pagn & of 25

PORT STEPHENS COUNCIL




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 1 - ATTACHMENT 2 ASSESSMENT REPORT.

16-2019-339-1

Site History

The site at 787 Medowie Road has been used for residential purposes for an extensive period of
time, with an application approved in 2007 (DA16-2007-483-1) for construction of a garage and
subsequent demolition of an existing shed.

The site at 795 Medowie Road is subject to an existing approval to subdivide the site from one into
five lots under DA 16-2018-789-1. These lots are yet to be registered, with proposed Lot 3 being for
the purpose of this development application. The approved subdivision plan is detailed below in
Figure 4, detailing the portion of 795 Medowie Road that is associated with this proposed
development.

The site currently contains an existing single-storey dwelling and associated structures, all of which
are located on 787 Medowie Road. Surrounding land uses comprise of commercial uses to the south
west and low density residential to the south, east and north. The site at 795 Medowie Road forms
part of a larger site in the Medowie Town Centre that is currently vacant and identified for future
commercial and residential land uses. Two development applications are currently under
consideration by Council to the west of the proposed service station for a commercial development
(16-2019-445-1) and food and drink premises (16-2019-616-1). A development application for an
office premises on the northern portion of the site was approved by Council in August 2019.

There is an existing approval (16-2018-696) for the redevelopment of the adjoining site to the north
at 791 Medowie Road for the construction of a multi-dwelling housing development comprising 8

units.
ASSESSMENT SUMMARY
Designated Development The application is not designated development
Integrated Development The application does not require additional approvals listed
under s.4.46 of the EP&A Act.
Concurrence The application does not require the concurrence of another

body
Internal Referrals

The application was referred to the following internal specialist staff for assessment and the
responses provided have been incorporated into this assessment report.

Development Engineer — Further information was requested with respect to stormwater drainage,
water quality and traffic management. On receipt of the additional information it was advised that
there was no objection to the proposed development subject to conditions.

Building Surveyor — No objections were made. The proposal was assessed as being capable of
meeting the provisions of the BCA subject to appropriate conditions being added to the consent.

Vegetation Management — Further information was requested with respect to shading, screening
and selection of species. On receipt of the additional information, the application was supported with
conditions.

Environmental Health — Advised no objection to the proposed development subject to conditions.

Development Contributions — Assessed the application against the Port Stephens Development
Contributions Plan. Conditions of consent were provided requiring the monetary payment applicable
under section 7.12 contributions.

Page 5 of 25
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External Referrals

The application was referred to the following external agencies / referral bodies for comment:

Hunter Water Corporation (HWC) — The application was referred to HWC as the development falls
within Hunter Water's Grahamstown Dam Drinking Water Special Area. In response, HWC made
no objections subject to conditions relating to the inclusion of an oil/waste separator, the requirement
for a trade waste agreement and submission of annual groundwater monitoring results to HWC. The
HWC recommendations have been included in the recommended conditions of consent.

Ausgrid (Clause 45(2) Infrastructure SEPP) — The application was referred to Ausgrid under Clause
45(2) of State Environmental Planning Palicy (Infrastructure) 2007. Ausgrid advised they raised no
objection to the proposed development subject to conditions that have been included in the
recommended conditions of consent.

NSW Police — A referral was sent to NSW Police in accordance with Council's Memorandum of
Understanding. No response was received, so it is assumed there is no objection to the DA.

Department of Defence — The application was referred to the Department of Defence as the subject
site is located in the Bird Strike Group B zone. No response was received, so it is assumed there is
no objection to the DA.

CONSULTATION AND DEVELOPMENT CONSENT - CERTAIN BUSH FIRE
PRONE LAND - SECTION 4.14

Clause 4.14 of the Environmental Planning and Assessment Act 1979 (EP&A Act) states that
development consent cannot be granted for the carrying out of development for any purpose on
bush fire prone land unless the consent authority:

a) is satisfied that the development conforms to the specifications and requirements of the version
(as prescribed by the regulations) of the document entitled Planning for Bush Fire Protection
prepared by the NSW Rural Fire Service in co-operation with the Department that are relevant
to the development, or

b) has been provided with a certificate by a person who is recognised by the NSW Rural Fire
Service as a qualified consultant in bush fire risk assessment stating that the development
conforms to the relevant specifications and requirements.

A portion of 795 Medowie Road is identified as being bushfire prone land. As previously detailed,
795 Medowie Road is subject to an existing approval to subdivide the site from one into five lots
under DA 16-2018-789-1. These lots are yet to be registered, with proposed Lot 3 being for the
purpose of this development application.

Page 6 of 25
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Figure &: Bushfing Promss Lsnd Map with subjoct sile oullined in puiplo aesd F25 Modows Rosd oullnod o blus (Sounca
Porfl Stephans Council)

The proposed development area s lpcaled an the portion of 795 Medowie Road (proposed Lot 3)
which Is not [dentified as being bushfire prone land, as detailed in Figure 5 above,

Once the lots approved under DA 16-2018-TBS-1 are regestered no pan of the subject sie will be
bushfire prone, A condition has been included that states no construction cerficate is to be issued
wuntidl such time the lots approved under DA 16-2018-TB8-1 are formally regisiered with the NSW
Land Registry Services (LRS).

Furthermore, it is noted DA 16-2018-TB3-1 was referred to the NSW Rural Fire Service (RFS) and
General Terms of Approval (GTA) was msued on 31 January 2019, Howewver, these conditions do
not require impesition on the current DA consant given that no part of the site will be bushfire prone
wpon registration of the lot approved under D&, 18-2018-T88-1 with the NSW LRSS,

Therefore, the proposed development is considersd to be consistent with the NSW Rural Fire
Services Planning for Bush Fire Protection and Clause 4,14 of the EP&A Act in that no portian of
the subject site will b& mapped as being bushfire prone land at such time the lois approved under
DA 16-2018-T83-1 are registered. No occupation certificate for this DA will be issued unkil those lols
are registered as per the recommended conddions of consent.

MATTERS FOR CONSIDERATION - SECTION 4.15

Relevant Legislation
Protection of the Envirenment Operations (Undergrowund Petrolewm Storage Systems) Regulation
2014

The POED Regulation is relevant to the operalion of the senice station. It requires owners and
cperators of underground petroleum storage systems (UPSS) regularly check for leaks in the fuel
tanks and pipes used to store and handle patrolewm preducts. Cwners and operators nead to meet
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minimum standards in their day-to-day environmental management of these storage systems. Part
4 - Use of Storage Systems of the POEO Regulation also requires an environmental protection plan
to be in place prior for the use of a storage system containing petroleum.

Environment management/protection measures to enable best practice for safe operation and
environmental protection have been identified in the Risk Screening Documentation and Preliminary
Hazard Analysis (dated 20 May 2019) prepared by accredited dangerous goods consultant, Hazkem
Pty Ltd. Conditions have been imposed requiring compliance with POEO Regulation and the
measures outlined in the Risk Screening Documentation and Preliminary Hazard Analysis.

Environmental Planning and Assessment Act 1979 (EP&A Act)
Section 4.15 — Matters for consideration

The proposal has been assessed under the relevant matters for consideration detailed in Section
4.15 of the Environmental Planning and Assessment Act 1979 (EP&A Act) as below.

Section 4.15(1)(a)(i) provisions of any environmental planning instrument

The environmental planning instruments (EPIs) that relate to the proposed development are:
+ State Environmental Planning Policy (Infrastructure) 2007,
» State Environmental Planning Policy 33 — Hazardous or Offensive Development;
+ State Environmental Planning Policy No. 55 — Remediation of Land;
+ State Environmental Planning Policy No. 64 — Advertising and Signage (SEPP 64); and
* Port Stephens Local Environmental Plan 2013.

An assessment of the proposed development against the above EPls is detailed below.

State Environmental Planning Policy (Infrastructure) 2007

State Environmental Planning Policy (Infrastructure) 2007 (ISEPP) provides a framework to simplify
the approvals process for the delivery of infrastructure and also identifies a consultation process
with relevant public authorities for certain development types.

The application was referred to Ausgrid under Clause 45(2) of the ISEPP. Ausgrid raised no
objection to the proposed development subject to conditions that have been included in the
recommended conditions of consent.

State Environmental Planning Policy No 33 — Hazardous and Offensive Development

State Environmental Planning Policy (SEPP) No 33: Hazardous and Offensive Development
presents a systematic approach to the assessment of development proposals for potentially
hazardous and offensive industry or storage. Service stations are identified by SEPP No. 33 as a
potentially hazardous industry.

A Risk Screening Documentation and Preliminary Hazard Analysis prepared by Hazkem
accompanies the application. The Risk Screening Documentation and Preliminary Hazard Analysis
contains an assessment against SEPP 33 and provides a Preliminary Hazard Analysis. The analysis
determined the societal risk to be negligible.

The proposal includes a number of systems to reduce the impact of the proposed service station
operation and mitigate potential hazards, including designing in accordance with the relevant
Australian Standard (AS4897-2008) and conditions to prevent adverse harm. Furthermore, given
the relatively small size of the underground petroleum storage systems (UPSS), it is considered that
the hazard level of the development would not be significant. Therefore, the proposal satisfies the
provisions of the Policy.

State Environmental Planning Policy No 55 — Remediation of Land
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The Policy aims to promote the remediation of contaminated land for the purpose of reducing the
risk of harm to human health or any other aspect of the environment. Clause 7 of SEPP No.55
provides that a consent authority must not consent to the carrying out of development on land unless
it has considered whether the land is contaminated, and if the land is contaminated, is satisfied that
the land is suitable in its contaminated state (or will be suitable after remediation) for the purpose
for which the development is proposed to be carried out.

A Preliminary Site Investigation was prepared in support of the application, which detailed that the
proposed development is a less sensitive land use than the current one, and so the risk to future
site users will be lower than the current situation. No significant contamination was identified from
the review of desktop information pertinent to the site and the site inspection/walkover. The potential
for asbestos materials to be present within the residential dwelling was identified. Conditions of
consent have been included in the draft consent to appropriately manage the presence of asbestos
materials, should any be identified during the demolition process.

On this basis, the site is considered suitable for the proposed development and change of land use
to a service station and commercial premises.

State Environmental Planning Policy No 64 — Advertising and Signage

State Environmental Planning Policy No. 64 — Advertising and Signage (SEPP 64) sets out planning
controls for advertising and signage in NSW. The SEPP requires signage to be compatible with the
future character of an area, provide effective communication in suitable locations and be of high
quality design and finish.

The matters for consideration for SEPP 64 include Clause 3, which outlines the objectives of the
SEPP and Schedule 1, and provides an assessment framework to determine if the proposed
signhage scheme is acceptable in terms of its impacts. An assessment of the proposed signage
scheme against SEPP No. 64 matters for consideration is outlined in the table below.

Matters for consideration Assessment comment

Clause 3 - Aims and objectives The proposed signage is considered to meet the
aims and objectives of the SEPP in that it:

* is compatible with the desired visual amenity of
the commercial precinct whilst maintain
residential amenity of the portion of the site
zoned for residential use and surrounds;

e complements the overall theme of the
development;

* is considered to be in the best location for
effective  communication with users of the
service station; and

* to be constructed of high quality materials.

Schedule 1 - Assessment criteria

1 Character of the area

Is the proposal compatible with the existing or | The proposed signage is compatible with the
desired future character of the area or locality in | character of the locality, being partially within the
which it is proposed to be located? Medowie town centre. Part of the site
(787 Medowie Road) is zoned low density
residential, with residential dwellings located
directly to the east. The proposal incorporates
signage of an appropriate scale, with a location and

Page 9 of 25

PORT STEPHENS COUNCIL

11




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 1 - ATTACHMENT 2 ASSESSMENT REPORT.

Is the proposal consistent with a particular theme
for outdoor advertising in the area or locality?

16-2019-339-1

orientation which minimises visual impacts to
adjoining residential properties.

The proposed signage is consistent with the
objectives for signage under the PSCDCP 2014,

noting however there is no specific theme for this
locality.

2 Special areas

Does the proposal detract from the amenity or
visual quality of any environmentally sensitive
areas, heritage areas, natural or other
conservation areas, open space areas,
waterways, rural landscapes or residential
areas?

The proposed sighage does not detract from any
areas of environmental or cultural importance or
nearby residential or recreational areas. Subject to
a recommended condlition of consent, requiring the
height of the sign be no mare than 8m in height, the
proposed signage is considered to be an
appropriate scale with respect to adjoining
residential land uses and has been located and
oriented in a way that minimises visual impacts to
adjoin properties.

3 Views and vistas

Does the proposal obscure or compromise
important views?

Does the proposal dominate the skyline and
reduce the quality of vistas?

Does the proposal respect the viewing rights of
other advertisers?

The proposed signage, subject to a recommended
condition of consent, requiring the height of the sign
be no more than 8m in height does not obscure or
compromise important views, dominate the skyline
or reduce the quality of any views or vistas.

The proposed signage has no impact on existing
signage in close proximity to the site.

4 Streetscape, setting or landscape

Is the scale, proportion and form of the proposal
appropriate for the streetscape, setting or
landscape?

Does the proposal contribute to the visual
interest of the streetscape, setting or landscape?

Does the proposal reduce clutter by rationalising
and simplifying existing advertising?

Does the proposal screen unsightliness?

The signage scheme is standard for a service
station and commercial tenancies. It is considered
to be acceptable in terms of scale, height, and
appearance subject to a recommended condition of
consent, requiring the height of the sign be no more
than 8m in height

The proposed signage will contribute to the visual
interest of the area through its integration with the
built form and uncluttered appearance. The
signage appropriately identifies the users of the
site.

A rationalised whole-site approach to business
identification has been adopted which includes an
integrated pylon for site tenancies which
demonstrates a simplified approach.

N/A. The proposal does not screen unsightliness.
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The proposed S1 pylon sign and S5 sign both
include a building height of 8m as required by the
recommended condition of consent. Both signs will
protrude 0.2m above the height of the tallest
building, being the vehicle repair station and 2.5m
above the fuel canopy.

Despite this, the sign does not penetrate the
maximum building height for the area and is less
than the height of the surrounding tree canopy. The
signage is appropriately located within the site and
integrated with the proposed buildings and canopy
structure to reduce adverse visual impacts to
streetscape amenity.

N/A. The base of the sign is covered with
grasses/groundcovers requiring low maintenance.

5 Site and building

Is the proposal compatible with the scale,
proportion and other characteristics of the site or
building, or both, on which the proposed signage
is to be located?

Does the proposal respect important features of
the site or building, or both?

Does the proposal show innovation and
imagination in its relationship to the site or
building, or both?

The proposed signage is compatible with, and
complements, the overall scale, proportion, design
and character of the development.

The placement of signage is considered
appropriate given the site topography, building
siting, access points, car parking and landscape
elements.

N/A.

6 Associated devices and logos with
advertisements and advertising structures

Have any safety devices, platforms, lighting
devices or logos been designed as an integral
part of the signage or structure on which it is to
be displayed?

Signage will be internally illuminated. Therefore, no
illumination devices will be visible.

7 lumination

Would illumination result in unacceptable glare?

Would illumination affect safety for pedestrians,
vehicles or aircraft?

Low impact lighting will be provided to illuminate
the signage at night. The proposed signage has
been located and oriented to minimise light spill to
adjoining residential properties and it is considered
unlikely these properties will be impacted by the
lighting. In addition, a condition of consent has
been included requiring that the level of illumination
/ lighting intensity used to illuminate the sign/s must
comply with AS 1158 ‘Lighting for Roads and Public
Spaces’ and AS 4282 'Control of Obtrusive Effects
of Outdoor Lighting’.

The illuminated signage will not provide a safety
concern for pedestrians, vehicles or aircraft.
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The proposal incorporates low impact lighting and
will not detract from the amenity of any residences.
In addition, the llluminated signage will largely be
screened from view to the property to the north by
the proposed convenience building and acoustic
fencing to the south. Signage has also been
oriented to minimise light spill to adjoining
residences.

The intensity of illumination cannot be adjusted,
however the illumination is not expected to create
any negative visual impacts or unacceptable glare.
In addition, a condition of consent has been
included requiring that the level of illumination /
lighting intensity used to illuminate the sign/s must
comply with the relevant Australian Standard.

The signage is to be illuminated at night in
conjunction with the 24 hour operation.

8 Safety

Would the proposal reduce the safety for any
public road?

Would the proposal reduce the safety for
pedestrians or bicyclists?

Would the proposal reduce the safety for
pedestrians, particularly children, by obscuring
sightlines from public areas?

The proposed signage will not impact road safety.
There will be no cause of distraction for drivers on
Medowie Road.

The proposed signage will not reduce existing
safety for pedestrians and cyclists. All signage is
contained wholly within the site and not located on
the road or footpath.

The proposed signage does not obscure sightlines
from public areas.

Local Environmental Plan

Port Stephens Local Environmental Plan 2013 (LEP)

Clause 2.3 — Zone objectives and land use table

The site supports a split zoning, with 795 Medowie Road zoned B2 Local Centre and 787 Medowie

Road zoned R2 Low Density Residential.

The proposed development is defined as a service station, vehicle repair station and food and drink

premises.

Service stations, vehicle repair stations and food and drink premises are permitted with consent in

the B2 zone.

However, the proposed uses are not permissible in the R2 zone. As the vehicle repair station and
part of the service station are proposed on the portion of the site that is zoned R2 are not permissible,

the development is reliant on Clause 5.3 as detailed below.

B2 Local Centre Zone Objectives

The objectives of the B2 zone are:
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+ To provide a range of retail, business, entertainment and community uses that serve the
needs of people who live in, work in and visit the local area.
To encourage employment opportunities in accessible locations.
To maximise public transport patronage and encourage walking and cycling.

The development satisfies the relevant zone objectives of the B2 zone in that it will contribute to the
provision of services and land uses to serve the needs of the local community and wider community.
It will also provide employment opportunities in an accessible location.

R2 Low Density Residential Zone Objectives

The objectives of the R2 zone are:

e To provide for the housing needs of the community within a low density residential
environment.

¢ To enable other land uses that provide facilities or services to meet the day to day needs of
residents.
To protect and enhance the existing residential amenity and character of the area.
To ensure that development is carried out in a way that is compatible with the flood risk of
the area.

Despite being prohibited in the R2 zone, the development satisfies the relevant zone objectives of
the R2 zone in that it will enable land uses that provide services to meet the day to day needs of
residents. It is considered the proposed development has been designed to protect the existing
residential amenity and character of the area as demonstrated under Clause 5.3(4) below.

Clause 2.7 — Demolition requires development consent

The proposed development seeks to demolish all existing structures located on 787 Medowie Road.
As per Clause 2.7, demolition can be carried out with development consent.

Clause 4.3 — Height of buildings

Clause 4.3 aims to ensure that the height of buildings is appropriate for the context and character
of the area, and to ensure that building heights reflect the hierarchy of centres and land use
structure.

The site has a maximum building height of 8m on the B2 zoned portion of the site and 9m on the R2
portion as identified on the LEP height of buildings map.

The development proposes a maximum building height of 8.2m on the R2 zoned portion, complying
with the 9m height limit on that portion of the site.

The proposed pylon sign has a maximum height of 8.85m on the B2 zoned portion of the site which
is non-compliant with the 8m height limit for that portion of the site. No Variation Request has been
lodged in support of the variation to the height limit. A condition has been imposed requiring the
pylon sign to be lowered to comply with the 8m height limit to achieve compliance with this
development standard and ensure the sign does not significantly protrude above the roof line of the
development.

Clause 5.3 — Development near zone boundaries

Clause 5.3 aims to provide flexibility where the investigation of a site and its surroundings reveals
that a use allowed on the other side of a zone boundary would enable a more logical and appropriate
development of the site and be compatible with the planning objectives and land uses for the
adjoining zone.

The site is zoned part B2 Local Centre and part R2 Low Density Residential. The proposed
development is defined as a service station, vehicle repair station and food and drink premises. As
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discussed earlier, service stations, vehicle repair stations and food and drink premises are permitted
with consent in the B2 zone, however prohibited in the R2 zone.

The vehicle repair station and part of the service station are proposed on the portion of the site that
is zoned R2 Low Density Residential and the development is therefore reliant on Clause 5.3 for
permissibility.

Subclause (2) states that this clause applies to land that is within 20 metres of a boundary between
any 2 zones.

Subclause (4) goes on to detail that development consent may be granted to development of land
to which this clause applies for any purpose that may be carried out in the adjoining zone, but only
if the consent authority is satisfied that:

(a) the development is not inconsistent with the objectives for development in both zones, and

(b) the carrying out of the development is desirable due to compatible land use planning,
infrastructure capacity and other planning principles relating to the efficient and timely
development of land.

The development proposes the vehicle repair station and part of the service station on the R2 zoned
land to a maximum of 16m from the boundary of the land zoned B2. Despite being prohibited in the
R2 zone, the development is not inconsistent with the objectives of the R2 zone in that it will enable
land uses that provide services to meet the day to day needs of residents and has been designed
to best protect the existing residential amenity and character of the area.

The proposal incorporates a range of design features and mitigation measures to ensure residential
amenity is not adversely impacted. Consideration has been given the siting of illuminated signage
which ensures appropriate orientation and location to prevent adverse impacts to residential
properties associated with light spill. The application included an acoustic report which suitably
demonstrates that provided the noise control recommendations of the report are followed there will
be minimal adverse impact to residential acoustic amenity. Air quality, noise, drainage and spill
hazards have been appropriately addressed in the application, with mitigation measures included
as recommended conditions.

The carrying out of the development across the two sites is considered desirable due to the delivery
of key retail services to the Medowie Town Centre and community. The proposed development is
reflective of the current transition area and supports the growth of the Medowie Town Centre as a
local business hub, and remains consistent with the desired future character. In addition, the existing
infrastructure in the area is considered to have sufficient capacity to accommodate the development.

With regard to the above assessment, it is considered that the proposal is compatible with the
adjoining residential land-uses. The proposal incorporates a design and mitigation measures which
ensure residential amenity is maintained for the surrounding locality. Therefore, the proposed
development is consistent with the provisions of Clause 5.3 and is subsequently permissible.

Clause 7.1 — Acid sulfate soils

The objective of this clause is to ensure that development does not disturb, expose, or drain acid
sulfate soils and cause environmental damage. The site has been identified as Class 5 Acid Sulfate
and as such works within 500m of adjacent Class 1, 2, 3 or 4 land likely to be below 5m Australian
Height Datum (AHD) is considered a potential environmental risk and require the preparation of an
Acid Sulfate Soils Management Plan (ASSMP).

The site is not located within 500m of adjacent Class 1, 2, 3 or 4 land, therefore an ASSMP is not
required in this instance.

Clause 7.2 — Earthworks
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Clause 7.2 aims to ensure that earthworks for which development consent is required will not have
a detrimental impact on environmental functions and processes, neighbouring uses, cultural or
heritage items or features of the surrounding land.

The proposal would not require fill over the site that would adversely impact the natural environment
in terms of soil stability or drainage. Generally, the vast majority of cut and fill is within + or — 0.5m.
A condition is included that requires any fill used on the site to be VENM, which would ensure there
would be no contamination generated as a result of earthworks.

Clause 7.6 — Essential Services

The subject site is serviced by reticulated water, electricity and sewer. The application has
demonstrated that stormwater drainage resulting from roof and hard stand areas can be catered for
in accordance with Council's requirements.

Clause 7.8 — Drinking water catchments

The objective of Clause 7.8 is to protect drinking water catchments by minimising the adverse
impacts of development on the quality and quantity of water entering drinking water storages.

The proposed development included detention calculations and modelling for water quality in line
with these requirements. In addition to this, stormwater plans and sediment and erosion
management were submitted in support of the application. The proposal has been reviewed by
Councils engineering section and found to have no significant adverse impact on water quality and
flows.

In addition, the application was referred to HWC in accordance with Section 51 of the Hunter Water
Act 1991. In response, HWC made no objection to the proposal and subject to conditions relating to
the inclusion of an oil/waste separator, the requirement for a trade waste agreement and submission
of annual groundwater monitoring results to HWC.

Section 4.15(1)(a)(ii) —any draft environmental planning instrument that is or has been placed
on public exhibition

The proposed Remediation of Land SEPP is intended to repeal and replace State Environmental
Planning Policy No. 55 — Remediation of Land (SEPP No.55). The draft SEPP, which was exhibited
from 25 January to 13 April 2018, is currently under consideration.

The proposed SEPP seeks to provide a state-wide planning framework to guide the remediation of
land, including: outlining provisions that require consent authorities to consider the potential for land
to be contaminated when determining development applications; clearly lists remediation works that
require development consent, and introducing certification and operational requirements for
remediation works that may be carried out without development consent.

Consideration has been given to the suitability of the site with respect to potential land contamination
under the SEPP No.55 discussion elsewhere within this report. The subject site has been identified
as suitable for the proposed development.

Section 4.15(1)(a)(iii) — provisions of any development control plan

Port Stephens Development Control Plan 2014

The Port Stephens Development Control Plan 2014 (DCP) is applicable to the proposed
development and has been assessed below.

Section A.11 — Notification and Advertising

The proposal was advertised and notified in accordance with the EP&A Act, EP&A Regulations, and
Section A.11 of DCP2014. In accordance with the requirements of chapter A.11, the development
application was notified, with notification period spanning from 7 June 2019 to 21 June 2019.
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Following the submission of amended plans the application was re-notified and advertised for a
period of 14 days from 11 October 2019 to 25 October 2019.

During the first submission period, a total of twelve (12) submissions were received. During the re-
notification period, one (1) submission was received.

The issues raised in the submissions have been addressed in detail further in this report.
Section B - General Controls

Part B1 — Tree Management

The proposal will require the removal of twelve (12) existing trees on site to facilitate the
development. The development proposes the planting of a number of large and small trees to offset
the loss. This, along with the provision of shrubs and groundcover, is considered to be adequate
compensation for the loss of the twelve (12) existing trees on site.

Part B3 — Environmental Management
Acid Sulfate Soils

As stated in the discussion of Clause 7.1 of the LEP above, the site is mapped as containing potential
Class 5 Acid Sulfate Soils (ASS). The site is not located within 500m of adjacent Class 1, 2, 3 or 4
land, therefore an Acid Sulfate Soils Management Plan is not required in this instance.

Air Quality

It is not expected that the proposal will have a significant impact on surrounding premises from any
potential odours associated with activities undertaken on the site. Vapour recovery equipment will
be installed at the petrol tanks which is designed to capture the displaced vapour and return it to the
underground fuel storage tank or other appropriate vessel. Vapour recovery systems are intended
to limit the emissions of fuel vapour when vehicles refuel by recovering at least 85% of the displaced
vapour. In accordance with Protection of the Environment Operations (Clean Air) Regulation, the
vapour recovery system will be tested for recovery performance before commissioning, and
whenever components or parts are removed and replaced.

Noise

An acoustic report has been submitted from Muller Acoustic Consultants (dated April 2019). The
report suitably demonstrates that provided the noise control recommendations of the report are
followed there will be minimal adverse impact to residential acoustic amenity. The noise control
recommendations include the following:

s Construction of a 2.0m high impervious barrier along the western boundary;
» Construction of a 2.4m high impervious barrier along the southern boundary;

+ Construction of a 1.5m high impervious barrier between the convenience store loading bay
and car parks;

o Construction of an impervious barrier around the workshop plant area; and

» Construction of an impervious barrier around the rooftop mechanical plant on the service
station convenience store and food and drink premises.

Subsequent discussions were undertaken with the applicant whereby Council officers detailed the
proposed 2.4m acoustic barrier on the southern boundary was not supported due to the impact on
amenity of the adjoining property in terms of overshadowing and visual impact. The applicant
amended the design to reduce the barrier to 2m.

To account for the reduction in acoustic treatment, the amended design was accompanied by an
Addendum Acoustic Letter from Muller Acoustic Consultants (dated September 2019). The acoustic
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report recommended restricting fuel deliveries to day and evening periods only, being between the
hours of 7am to 10pm.

The modified 2.0m height of the southern barrier and delivery restrictions satisfies the relevant day
and evening criteria at offsite receivers.

With the implementation of the noise control recommendations the proposed development is
deemed to be appropriate from an acoustic aspect.

Earthworks

Refer to Clause 7.2 discussion elsewhere in this report. Subject to the implementation of sediment
and erosion controls during demolition and construction the proposed development is considered
consistent with the requirements of Part B3 of the DCP. A condition is included that requires any fill
used on the site to be VENM, which would ensure there would be no contamination as a result of
earthworks.

Part B4 — Drainage and Water Quality

The site will be mostly impervious area with landscaping proposed along the street frontage and the
site boundaries. The site is not within the Flood Planning Area, though the site may be affected by
larger events from the local catchment.

In accordance with DCP Section B4.3, on-site detention / on-site infiltration is to be sized so that the
post-development flow rate and volume equals the predevelopment flow rate and volume for all
storm events up to and including the 1% Annual Exceedance Probability (AEP) storm event provided
by either underground chambers, surface storage.

The applicant submitted detention calculations and modelling for water quality in line with these
requirements. In addition to this, stormwater plans and sediment and erosion management were
submitted in support of the application. Council's Engineering Section considered that these
documents adequately satisfied the requirements of Part B4 for DA purposes. Conditions of consent
are included to secure the drainage and water quality measures in accordance with Chapter B.4
and Council Specifications.

Part B6 — Essential Services

The subject site is serviced by reticulated water, electricity and sewer. In addition, the application
has demonstrated that stormwater drainage resulting from roof and hard stand areas can be catered
for in accordance with Council's requirements.

Part B7 — Williamtown RAAF Base — Aircraft Noise and Safety

The site is located within an area recognised as Bird Strike Group B. Considering the proposed
development is not listed as being a development that should be avoided, no further action is
therefore required. It is noted that the application was referred to the Department of Defence
however, no response was received, so it is assumed there is no objection to the DA.

Part B9 — Road Network and Parking

Traffic Impacts

Medowie Road is a major collector road servicing the region. It provides a connection between the
arterial road network at Nelson Bay Road at Williamtown to the south and Medowie Road at
Ferodale to the north.

Medowie Road is a two-lane sealed road. Kerb, gutter and footpath is provided on the western side
of the road across the development frontage, while the eastern side of the road is built to rural
standards, with a concrete dish drain and grassed footway.

Page 17 of 25

PORT STEPHENS COUNCIL

19




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 1 - ATTACHMENT 2 ASSESSMENT REPORT.

16-2019-339-1

The application is supported by a Traffic Impact Assessment (TIA) prepared by Intersect Traffic
(dated May 2019). The TIA concluded that the proposal with the additional traffic generated will not
result in the road network capacity thresholds in both 2019 and 2029 being reached. It is therefore
reasonable to conclude the development will not adversely impact on the mid-block two-way
capacity, as relevant for the state and local road network. Council traffic engineers have assessed
the Traffic Impact Report and raised no objections to the road network capacity assessment or
proposed development.

Access

Access to the development is proposed via two new driveway crossings facilitating one way ingress
and egress respectively. The development is permitted for left in and left out ingress and egress
only as indicated on the submitted plans. The Traffic Impact Assessment assessed the proposed
access and concluded that the access arrangements for the development are satisfactory and
compliant with Australian Standard AS 2890.1 — 2004 Parking facilities — Part 1. Off-street car
parking and Port Stephens DCP (2014) Section B — Road Network and Parking requirements.

Parking

The proposal is identified as a service station with ancillary vehicle repair station and commercial
tenancy to be used as food and drink premises (subject to future approval). The relevant parking
requirements under Figure BT of the DCP are as follows:

Service Station
e 1 car space per 20m? floor area
* 1 bike space per 15 employees
Vehicle Repair Station
e 4 car spaces per work bay
Foed and Drink Premises
e 1 car space per 25m? floor area within commercial premises
¢ 1 bike space per 200m?

Noting that two work bays are proposed and utilising the rate for the food and drink premises for the
proposed commercial tenancy, the required car parking for the development is as follows:

» Service Station
o 193m?/20m? = 9.65 (10) spaces
* Vehicle repair stations
o 2 Workbays x 4 = 8 spaces
+ Food and Drink Premises
o 90m?/25m? = 3.6 (4) spaces
+ Total = 22 spaces

The proposal provides for 22 on-site car parking spaces including one (1) accessible car parking
space along with adequate room for a bike parking space. The proposed development complies
with the on-site car parking requirements of the DCP.
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The DCP does not include specific design requirements applicable to service station developments.
Accordingly, a merit-based assessment has been applied against the relevant requirements of

Chapter C.2 — Commercial.

Requirement

| Assessment

C2.A — Height

Building height is provided in accordance
with the Local Environmental Plan
clauses 4.3 and 5.6

The site has a maximum building height of 8m on the
B2 zoned land and 9m on the R2 zoned land as
identified on the LEP height of buildings map.

The development has a maximum building height of
8.2m on the R2 zoned land, complying with the 9m
height limit on that portion of the site.

The proposed pylon sign has a maximum height of
8.85m which is hon-compliant with the 8m height limit
for that portion of the site. No Variation Request has
been lodged in support of the variation to the height
limit and therefore a condition has been imposed
requiring the pylon sign to comply with the 8m height
limit and ensure it is of an appropriate scale within the
context of the existing streetscape.

C2.B - Site Frontage and Setbacks

Front Setback and Fagade Articulation:

Development is built to the front property
line for the ground and first floor

Parts of a building may give variation in
setback to provide design articulation

The development is located 4.36m from the front
property boundary. Based on the proximity to adjoining
residential zones, the variation is considered
reasonable in this instance.

Side Setback

Development should be built to the side
boundary to maximise continuous active
street frontage, except where side
access is provided

The site is not built to the side boundary. However, as
no continuous active street frontage is present due to
the location of the site, this control does not strictly

apply.

C2.C — Building Form and Massing

Amenity

Building mass does not result in
unreasonable loss of amenity to adjacent
properties or the public domain

Based on the size of the land and sitting of the

buildings, the development will not generate
unreasonable loss of amenity. The development
incorporates acoustic and air quality treatment

measures to ensure the impact of the development is
reduced.

Proportions

Building proportion is complimentary to
the form, proportions and massing of
existing building patterns

The proposed building proportion is reflective of the
use proposed and is complimentary to the changing
nature of the surrounding area as the Medowie Town
Centre. The proposed development incorporates a
quality building presentation and signage scheme as
an integrated approach to site development, including
landscaped setbacks along both street frontages. The
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proposed built form will contribute to the visual
character of the street.

C2.D - Facades

Materials

Building facades use materials, colours
and architectural elements to reduce bulk
and scale that are complimentary to
existing built-form and natural setting

The proposed building includes articulated elevations
and limited unscreened blank walls. The materials
used in the building design are of high quality and the
proposed landscaping contributes positively to the
streetscape. The building facade will include a variety
of architectural elements/ treatments in neutral colour
tones as specified on the Development Plans.

C2.J — Landscaping

Landscaping Coverage

Landscaping is provided as follows:

e 10% of the site area consisting of
deep soil planting

« 30% shading over car park areas

The development proposes a total of 12.2% of
landscaped area.

The proposal does not achieve the DCP requirement
of 30% shading over car park areas. This considered
to be reasonable given the use of the site and it is
noted that many of the parking spaces on site will
obtain shade from either a building or the large fuel
canopy. Whilst shade from trees is desirable, it is not
practical nor logistical to include shade trees within the
car park of a service station and still allow for delivery
tankers to manceuvre safely throughout the site. The
nature of the development means that many
customers will park under the fuel canopy or only for
short periods, therefore the benefits of additional
shade trees are limited.

Landscaping Dimensions

To be counted as part of the total
landscaping coverage the landscaped
area must be at least 1.5m wide and 3m
long.

All areas included in the landscaped area calculations
meet the minimum dimensions.

Landscaping Qualities

Landscape works incorporate adequate
screening from the street and adjacent
neighbours

The proposed landscaping provides for suitable
screening for adjacent properties.

Tree and landscape planting shall be of
a scale and extent that reflects the scale
of the proposed development's buildings
and pavement areas

The proposed landscaping has been designed to
reflect the scale and use of the proposed
development.

Section 4.15(1)(a)(iiia) — any planning agreement or draft planning agreement entered into

under section 7.4

There are no planning agreements that have been entered into under section 7.4 relevant to the

proposed development.
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Section 4.15(1)(a)(iv) — the regulations

The EP&A Regulations requires the consent authority to consider the provisions of the National
Construction Code - Building Code of Australia (BCA). Should the application be approved,
recommended conditions of consent have been provided requiring compliance with the BCA.

Section 4.15(1)(b) — The likely impacts of the development

Social and Economic Impacts

The proposed development of a service station and commercial tenancy on the site is anticipated
to have an ongoing positive social and economic impact on the local Medowie area and the broader
community.

The identified positive impacts are summarised below:

s The proposal will generate direct employment opportunities with flow on employment
multipliers benefitting the local community;

¢ The development will be compliant with relevant disability standards, and will meet the needs
of people with physical disabilities, sensory disabilities and intellectual disabilities;

¢ The proposal will provide services to the area, satisfying the daily needs of the surrounding
residents, workers and visitors;

+ The proposal will result in economic benefits associated with the construction works;

* The proposal is consistent with the planning intent for commercial development in the
Medowie Town Centre; and

+ The development will have a positive impact on the environment by enhancing and improving
the site and by ensuring minimal impact on downstream water quality as a result of the
development.

Impacts on the Built Environment

The proposed works will positively impact upon the visual amenity and built character of the area.
The proposed built form is of an appropriate scale and bulk suitable for the locality, which includes
landscape works that attenuate the visual impact of built elements. Accordingly, the proposed
development is appropriate for the emerging commercial character of the Medowie Town Centre.
Subsequently, no adverse impacts to the built environment are expected from the proposed
development.

Impacts on the Natural Environment

The proposal incorporates appropriate measures to ensure no adverse impact on the natural
environment. Air quality, noise, drainage and spill hazards have been appropriately addressed in
the application, with mitigation measures included as recommended conditions. Appropriate erosion
control and water quality measures will prevent adverse impacts during construction. Therefore, the
proposed development will not result in any unreasonable impact on the natural environment.

Section 4.15(1)(c) — The suitability of the site

The site is suitable for the propcsed development given that the use is permissible within the B2
zone and the development appropriately satisfies Clause 5.3 of the LEP in relation to the R2 zoned
portion of the site.

The development will not have detrimental impacts on the natural or built environments. As there
are no significant physical, ecological or social constraints on the site that would preclude the
development of a service station and commercial tenancy, the site is suitable for the proposed
development.
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Section 4.15(1)(d) — Any submissions

The proposal was advertised and notified in accordance with the EP&A Act, EP&A Regs, and
Section A.11 of DCP 2014. In accordance with the requirements of chapter A.11, the development
application was notified, with notification period spanning from 7 June 2019 to 21 June 2019.
Following the submission of amended plans the application was re-notified and advertised for a
period of 14 days from 11 October 2019 to 25 October 2019.

During the first submission period, a total of twelve (12) submissions were received. During the re-
notification period, one (1) submission was received.

The issues raised in the submissions have been addressed in detail below.

Issued Raised Comment

Traffic A TIA was prepared in support of the application. The TIA

- Traffic modelling is flawed | undertook a review of the proposed development and its

- High volumes of traffic impact on the surrounding road network. The report
discourages pedestrian concludes that the proposal and additional traffic generated
and cycle activity will not result in the capacity of the surrounding road network

- Traffic congestion would being reached. The report was reviewed by Council's
be worsened by the Engineering officers who raised no objection to the road
proposed development, network capacity assessment and proposed development.

particularly in relation to
truck movements

- Increased traffic
movements would be
dangerous to children

- 24 hour operation will
further exacerbate traffic

In addition, the fuel deliveries and associated truck
movements are proposed to be restricted to between 7am
and 10pm to reduce impacts on adjoining properties.

impacts
Noise An Acoustic Report and Addendum Acoustic Letter has been
- Noise from the submitted from Muller Acoustic Consultants. The report and
development would impact | subsequent letter suitably demonstrate that provided the
nearby residences noise control recommendations of the report are followed

there will be minimal adverse impact residential acoustic
amenity. The noise control recommendations include the
following:

¢ Construction of a 2.0m high impervious barrier along
the western boundary;

e Construction of a 2.0m high impervious barrier along
the southern boundary;

¢ Construction of a 1.5m high impervious barrier
between the convenience store loading bay and car
parks;

s Construction of an impervious barrier around the
workshop plant area; and

e Construction of an impervious barrier around the
rooftop mechanical plant on the service station
convenience store and food and drink premises.
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With the implementation of the noise control
recommendations, the proposed development will meet the
required noise criteria and is deemed to be appropriate from
an acoustic aspect.

Crime A Crime Prevention Through Environmental Design (CPTED)

- The congregation of Statement was submitted in support of the application.
people in these areas
could cause vandalism
and crime

The statement details a number of measures that are to be
implemented to address the key CPTED principles of
surveillance, access control, territorial reinforcement and
space management, comprising of:

e Appropriate lighting;

* Car park design and layout;
¢ Site and building layout;

¢ Landscaping; and

¢ CCTV surveillance.

Implementation of the measures detailed in the statement will
create an environment that will dissuade offenders from
committing crimes by manipulating the built environment in
which those crimes proceed from or occur.

In addition, the proposal was referred to NSW Police for
comment. No response was received and therefore it is
assumed NSW Police have no objection to the proposal.

Competition and impact The proposed development represents the orderly and

on local businesses economic development of the land and demonstrates
- There is no need for compliance with the applicable controls for the site and
another service station — development.

Medowie already has 2
- The increased competition
will impact local traders

Competition is not a factor required to be considered in
determining the application.

Odour and Air Pollution It is not expected that the proposal will have a significant
- The development is impact on surrounding premises from any potential odours
located adjacent a associated with activities undertaken on the site.

proposed childcare and
medical centre, therefore
more detailed investigation

Vapour recovery equipment will be installed at the petrol
tanks which is designed to capture the displaced vapour and
return it to the underground fuel storage tank or other

is required :
. . appropriate vessel.
- Odour and air pollution Pprop
would impact nearby Vapour recovery systems are intended to limit the emissions
residences of fuel vapour when vehicles refuel by recovering at least 85%

of the displaced vapour. In accordance with Protection of the
Environment Operations (Clean Air) Regulation, the vapour
recovery system will be tested for recovery performance
before commissioning, and whenever components required
to ensure the integrity of the system are removed and
replaced.

An assessment against SEPP 33 found that the development
has negligible societal risk to surrounding properties and
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infrastructure. The assessment gives consideration to the
relevant Australian Standards for management of hazardous
chemicals, including AS/NZS 1596-2014 “The Storage and
Handling of LP Gas”, AS 4897-2008 “The design, installation
and operation of underground petroleum storage systems”
and AS 1940-2017 “The Storage and Handling of Flammable
and Combustible Liquids”. The above standards do raise
specific separation requirements to surrounding uses
including those to child care centres. The SEPP 33
assessment confirms that the separation distances both on
site and off site are achieved in accordance with these
standards, being the accepted industry guidelines for Service
Station designs.

Neighbourhood Amenity

- The proposal would impact
the rural aspect of the area

- The proposal would impact
nearby residential
properties

The proposed development has been designed to best
respect the amenity of adjoining residential properties. This
includes the provision of acoustic attenuation measures, the
implementation of air quality and odour control measures and
the provisions of landscaping along the site boundaries.
Further, the site forms part of the Medowie Town Centre
Masterplan, identified in the Medowie Planning Strategy,
which envisages the area as a mixed use precinct.

Medowie Planning

Strategy

- The Medowie Planning
Strategy is generally
deficient

The Medowie Planning Strategy was adopted by Council on
the 13 December 2016.Submissions relating to issues with
the strategy are not relevant to the subject development
application. Notwithstanding, the proposal is consistent with
the principles and intent of the strategy.

Site Suitability

- The site is not suitable due
to safety concerns
surrounding the proposal

- The site is not suitable
given the proximity of
residential land adjacent
the development

The site is suitable for the proposed development given that
the use is permissible within the B2 2zone and the
development appropriately relies upon Clause 5.3 of the LEP
in relation to permissibility on the R2 zoned portion of the site.

The service station development will not have detrimental
impacts on the natural or built environments. As there are no
significant physical, ecological or social constraints on the site
that would preclude the development of a service station, the
site is suitable for the proposed development.

Furthermore, an assessment against SEPP 33 found that the
development has negligible societal risk to surrounding
properties and infrastructure.

Notification/Community

engagement

- The application should
have been more widely
notified.

The proposal was advertised and notified in accordance with
the EP&A Act, EP&A Regulations, and Section A.11 of
DCP2014.

The development application was notified, with notification
period spanning from 7 June 2019 to 21 June 2019. Following
the submission of amended plans the application was re-
notified and advertised for a period of 14 days from 11
October 2019 to 25 October 2019.
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Section 4.15(1)(e) — The public interest

The proposal would make economic use of commercially zoned land and acceptable use of
residential land under Clause 5.3 of the LEP that is not expected to result in adverse harm to the
natural or built environment.

Given the merit of the design, suitability of the site for the proposed development and the absence
of any significant adverse environmental impacts; the DA is considered to be in the public’s interest.
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PLANNING PROPOSAL.

Council:

Department:

SUMMARY

58-2019-3-1

To be provided at Gateway Determination.

Subject land:

Proponent:

Lot 52, DP 735066
339 Tarean Road, Karuah, NSW, 2324

AQO Farm Holding Pty Ltd.

Proposed changes:

Area of land:

Lot yield:

BACKGROUND

¢ Land-Use Zone: RU2 — Rural Landscape
to part E2 — Environmental Conservation
and R2 — Low Density Residential

¢  Minimum Lot Size: 40ha to part 500sgm

¢ Height of Building: Om to part Sm

¢ Urban Release Area: No Urban Release
Area to part Urban Release Area

30ha (approximate)
Approximately 182 lots based on 70% of the

land to be zoned R2 - Low Density
Residential.

The Planning Proposal will contribute to increased housing supply, as well as
provide greater protection to lands of environmental significance.

The Planning Proposal seeks to achieve this by:

* Amending the land-use zone for the southern part of the site from RU2 -
Rural Landscape to R2 — Low Density Residential, applying a minimum lot
size of 500sgm, applying a maximum height of building of 9m and
mapping this site as an Urban Release Area; and

* Amending the land-use zone for the northern part of the site from RU2 —
Rural Landscape to E2 — Environmental Conservation and maintaining the

minimum lot size

of 40ha.

The rezoning of the site is justified on the basis that it forms part of the logical
extension of the town centre. It is currently abutting residential development to
the east, south and future residential development to the west. On 13 August
2019, Council supported a planning proposal to rezone the adjoining western
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lot from RU2 — Rural Landscape to R2 — Low Density Residential, which
would facilitate the future creation of 400 lots. On 17 October 2019, Council
also provided development consent for a 110 lot Torrens Title Subdivision at
290 and 308 Tarean Road, which is located to the south of the site.

This Planning Proposal has been informed by the following completed reports:

¢ Preliminary Ecological Assessment; and
o Residential Lands Assessment.

These two reports made the following conclusive statements:

¢ There is no glaring reason not to proceed from an ecological perspective
(Kleinfelder, 2019, p.28); and

s This Planning Proposal will provide a vital source of much-needed
housing, at a point in time when regional demands ensuring that there is
competition across a number of project locations in Karuah and the Port
Stephens Local Government Area (MacroPlan, 2019, p.31).

These reports have demonstrated that the Planning Proposal has strategic
merit to seek a Gateway Determination. The Planning Proposal will be further
refined through the completion of the following reports post-gateway:

Indicative Subdivision Plan

Biodiversity Development Assessment Report
Preliminary Contamination Assessment
Strategic Bushfire Study

Cultural Heritage Assessment

Traffic Impact Assessment

Preliminary Service Inquiry

Flooding and Drainage Assessment

SITE

The site is located within Karuah which is 27 .4km (22 minutes’ drive) to the
north of Raymond Terrace and 55.5km (48 minutes’ drive) to the north of
Newcastle.

Karuah is characterised by low-density residential development (i.e. detached
single dwellings), the Karuah Big 4 Holiday Park in the south, sawmill in the
north and the Karuah and District Returned Servicemen's League (RSL) Club
in the centre.

Karuah is historically known for oyster farming and as a stop-over point when
the Pacific Highway ran through the centre of the town up until 2004. Since
that time, the town has seen a steady rate of residential development as
illustrated by the George Street subdivision over the past ten years and more
recently the construction of 40 lots along Holdom Road.
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The site is comprised of native bushland with freshwater wetland traversing
over the centre of the site form the southeast to the northwest, which is a
mapped watercourse (Muston’s Gully). Muston’s Gully and the older growth
forest to the north is proposed to be zoned E2 — Environmental Conservation.

The Stockton-Watagan Corridor runs along the south of Karuah, not through
Karuah itself. This is reinforced by the mapping provided in the former Lower
Hunter Regional Strategy, the Port Stephens Planning Strategy and the
Ecological Assessment that accompanies this proposal.

These key characteristics of the site, being flooding, vegetation, wetlands and
bushfire have informed the proposed zoning boundaries. These exact
boundaries will be confirmed through the completion of the relevant listed
reports post-gateway.

The completion of these reports will also identify the what infrastructure
upgrades are required for essential services, such as water and sewer, which
would be best done in consultation with the adjoining western landowner.

Figure 1- 339 Tarean Rd, Karuah (page 5) identifies the subject land
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FIGURE 1 - 330 Tarean Road, Karuah (land the subject of the Planning Proposal is shown in red)
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PART 1 - Objectives or intended outcomes

The Planning Proposal seeks to achieve the following outcomes:

. Provide residential accommodation within proximity to an existing town
centre; and

. Provide greater environmental protection to lands identified as wetlands
and containing older growth forest.

The proposal will allow the site to be subdivided into smaller lots, which will
then facilitate residential accommodation, subject to Development consent.

PART 2 - Explanation of provisions

The objectives of the Planning Proposal will be achieved by the following
amendments to the Port Stephens Local Environmental Plan 2013:

. Amend Land Zoning Map Sheet LZN_003B for Lot 52, DP 735066 from
RUZ - Rural Landscape to part R2 — Low Density Residential Zone and
part E2 — Environmental Conservation (Attachment Three)

. Amend Lot Size Map Sheet LSZ_003B from 40ha to part 500sgm for the
part of the site to be zoned R2 — Low Density Residential (Attachment
Five)

. Amend Height of Building Map Sheet HOB_003B from Om to 9m metres
for the part of the site to be zoned R2 — Low Density Residential
(Attachment Seven)

. Amend the Urban Release Area Map Sheet URA_003 from No Urban
Release Area to part Urban Release Area for the part of the site to be
zoned R2 - Low Density Residential

PART 3 - Justification

Section A — Need for the planning proposal
Q1. Is the planning proposal a result of any strategic study or report?

The Planning Proposal is the result of the Karuah Growth Strategy, the Greater
Newcastle Metropolitan Plan and Hunter Regional Plan.

The southern part of the site is identified in the Karuah Growth Strategy as an
‘existing urban area’. Despite this identification, it does not currently have any
subdivision potential under the Port Stephens Local Environmental Plan 2013.

The more recent direction provided by the State Government in the Greater
Newcastle Metropolitan Plan and Hunter Regional Plan identifies housing
targets for Port Stephens and that the majority of this will be provided by infill
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housing within existing centres, such as Karuah. The Greater Newcastle
Metropolitan Plan, which states that ‘Dwelling projections are for the entire Port
Stephens Local Government Area (including areas outside of Greater
Newcastle) (p.44).

This Planning Proposal has also been informed by a Preliminary Ecological
Assessment and Residential Lands Assessment, which have concluded:

¢ There is no glaring reason not to proceed from an ecological perspective
(Kleinfelder, 2019, p.28); and

¢ This Planning Proposal will provide a vital source of much-needed
housing, at a point in time when regional demands ensuring that there is
competition across a number of project locations in Karuah and the Port
Stephens Local Government Area (MacroPlan, 2019, p.31).

Q2. Isthe planning proposal the best means of achieving the objectives
or intended outcomes, or is there a better way?

In order to achieve the objective, the following options were considered:

1. List under Schedule 1 — Rather than rezone the land, list as an
Additional Permitted Use for a dwelling house could be listed
under Schedule 1 of the Local Environmental Plan.

This option is considered less desirable than the option proposed
under Part 2 — Explanation of Provisions because it would be
inconsistent with the NSW Government, N/A, ‘Planning Circular —
Schedule 1°.

2. Amend the Zone from RU2 - Rural Landscape to R2 — Low Density
Residential for the entire site.

This option is considered less desirable than the option proposed
under Part 2 — Explanation of Provisions because the Ecological
Assessment has identified that the site contains wetlands, which would
be more appropriately placed in an environmental zone. These
wetlands hold environmental significance, which is not appropriate for
residential housing.

3. Amend the Zone from RU2 — Rural Landscape to part R2 — Low
Density Residential and part E2 — Environmental Conservation.

This option is considered the most desirable and as a result it is
proposed under Part 2 — Explanation of provisions.

It allows for residential housing to occur that is consistent with the
adjoining sites to the east, south and west, while protecting the
wetlands and older vegetation located on the northern part of the site.

Section B — Relationship to strategic planning framework
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Q3. Will the planning proposal give effect to the objectives and actions
of the Hunter Regional Plan or Greater Newcastle Metropolitan Plan
(or any exhibited draft plans that have been prepared to replace

these)?

Hunter Regional Plan 2036

The Hunter Regional Plan (the Plan) states that it will guide the NSW
Government’s land use planning policies and decisions over the next 20 years
(p.4). The Plan identifies Karuah as a ‘centre of local significance’ within the

Port Stephens LGA.

The Plan also states that Port Stephens has a projected increase of 11,050
dwellings by 2036 (p.64). The Plan states that future housing and urban
renewal opportunities are provided by Fern Bay, Medowie, Kings Hill,
Raymond Terrace & Nelson Bay. The Plan does not specifically mention

Karuah in terms of housing.

The relevant strategic directions and an appropriate response is provided:

Table 1 — Relevant Directions Hunter Regional Plan

No Direction

21.4 | Create a well-planned,
functional and compact
settlement patterns that
responds to settlement
planning principles and
does not encroach on
sensitive land-uses,
including land subject to
hazards, on drinking
water catchments or on
areas with high
environmental values.

riesponse

The proposal will contribute to a well-
planned, functional and compact settlement
pattern through developing the land close to
the town centre. The proposal seeks to
place the part of the site that has the
highest environmental value into an
environmental zone and apply appropriate
setback buffers.

The southern part of the site is identified as
an existing urban area by the Karuah
Growth Strategy, despite this it does not
have any subdivision potential. This
proposal seeks to rectify that and propose a
whole of site zoning solution to achieve
both housing and environmental objectives.

21.6 | Provide greater housing
choice by delivering
diverse housing, lot
types and sizes,
including small-lot
housing in infill and
greenfield locations.

Existing Environmental Planning
Instruments (EPl)s, such as the Port
Stephens Local Environmental Plan 2013
enable land that is zoned R2 — Low Density
Residential to achieve Torrens Title
Subdivision on lots as small as 200sgm.
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At the same time, this is just a minimum, so
at the subdivision stage the developer and
consent authority may choose to create
larger lots to create diversity. From this, the
proposal can be seen to create the potential
for diversity.

22.1 | Respond to the demand | Similar to the above, existing EPIs provide
for housing and services | a variety of permissible land-use types for

for weekend visitors, the zone R2 — Low Density Residential, so
students, seasonal if the land is rezoned, the land has the
workers, the ageing potential to respond to the demand of
community and resocurce | different cohorts, such as dwelling
industry personnel. housings, dual occupancies, etc.

22.2 | Encourage housing Similar to the above, existing EPIs provide
diversity, including a variety of permissible land-use types for
studios and one and two- | the zone R2 — Low Density Residential, so
bedroom dwellings, to if the land is rezoned, the land has the
match forecast changes | potential to respond to the demand of
in household sizes. different cohorts, such as dwelling

housings, dual occupancies, etc.

From this, it can be seen that the Planning Proposal will contribute to a well-
planned, functional and compact settlement at Karuah. It will also contribute to
a greater housing choice through the subdivision application stage.

Greater Newcastle Metropolitan Plan 2018

The Plan also states that Port Stephens has projected new dwellings of
11,050 and that these projections for Port Stephens include areas outside of
Greater Newcastle (p.44). This could be understood to include Karuah (p.44).
Figure 8 — Housing Opportunities (p.42) appears to identify the part of the site
adjoining Tarean Road as ‘existing urban area with infill housing
opportunities’, but it is not clear.

The relevant strategic directions and an appropriate response is provided:

Table 2 — Relevant Directions of the Greater Newcastle Metropolitan Plan

No Direction Fesponse

Greater Newcastle Port Stephens Council is in the process of
Councils will prepare a preparing their housing strategy, which will
local strategy within two | be informed by the Draft Demographic and
years Housing Overview Report. This Report has
identified an undersupply of housing in Port
Stephens, which is reinforced by the
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Residential Lands Assessment that
accompanies this Planning Proposals.

19.2 | The Department of Once the above reference Housing Strategy
Planning and is prepared, it will be provided to the
Environment will endorse | Department of Planning, Industry and
local strategies if Environment for endorsement.

prepared in accordance
with the Metropolitan
Plan

From this, it can be seen that the Planning Proposal is consistent with the
direction being provided to the Port Stephens Housing Strategy in providing
land to address the housing under-supply within proximity to an existing Town
Centre.

Assessment Criteria

a) Does the proposal have strategic merit?

The Planning Proposal does have strategic merit because it is proposing
future housing within proximity to existing town centre to address undersupply
identified by the Port Stephens Council Draft Demographic and Housing
Overview Report. The findings of this Report are reinforced by our own
Residential Land Needs Assessment. These Reports could be considered to
represent a ‘change in circumstances’, especially given that the Port
Stephens Local Environmental Plan is greater than five years old.

Greenfield and Infill Housing targets identified under the previous Lower
Hunter Regional Strategy have not been met due to the difficultly of achieving
housing at Kings Hill, Medowie, Raymond Terrace and Nelson Bay. The
increased desirability of Karuah now makes lots more saleable and therefore
the subdivision of existing and future zoned lands feasible for developers.

The Hunter Regional Plan and Greater Newcastle Metropolitan Plan identifies
that housing targets for Port Stephens can be met by areas outside of the
Greater Newcastle Metropolitan Plan boundary (i.e. Karuah). From this, it can
be seen that the Planning Proposal is consistent with these Strategies.

b) Does the proposal have site-specific merit, having regard to the following?

The site-specific merit criteria and an appropriate response is provided:

Table 3 — Site Specific Merit Criteria

No Site-Specific Merit  Response

2 Does the proposal have site-specific | The accompanying Preliminary
merit in regard to the natural Ecological Assessment
environmental (including known identifies that the southern

10
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environmental values, resources or part of the site is suitable,
hazards)? which is reflective of the intent
of the proposal. Further
investigations (BDAR) will be
required post-Gateway, which
may result in a revision of
proposed zone boundaries.

3 Does the proposal have site-specific The most southern part of the

merit in regard to existing uses, site is identified as an existing
approved uses and the likely future urban area in the Karuah
uses of land in vicinity of the Growth Strategy. Existing
proposal? housing is located to the east

and south and future housing
will be located to the west. In
turn, the site will be
surrounded by housing. The
proposal reflects the logical
extension of Karuah.

4 Does the proposal have site-specific | The proposal recognises that
merit in regard to the services and there is no capacity for sewer
infrastructure that are or will be and therefore is seeking to
available to meet the demands arising | work the sewer provider and
from the proposal and any proposed the adjoining landowner to
financial arrangements for bring sewer capacity to
infrastructure provision? Karuah.

Q4. Will the planning proposal give effect to a council’s endorsed local
strategic planning statement, or another local strategy or strategic
plan?

Port Stephens Council Integrated Plans 2018

The Integrated Plans (the Plans) were adopted by Council in early 2018.

The Integrated Plans seek are a combination of the Community Strategic Plan,
Delivery Program and Operational Plans. They seek to guide the operations of
Council over a four-year term of Councilors.

The proposal is related with the Key Delivery Program Objective: P3.1 —
Provide land use plans, tools and advice that sustainably supports the
community’ (p.11). The proposal seeks to contribute to the diversity of housing,
which will be a key objective under the housing strategy that will be developed
by Port Stephens Council in response to the Greater Newcastle Metropolitan
Plan.

Port Stephens Planning Strategy 2011

1"
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The Port Stephens Planning Strategy (the Strategy) was released in 2011.

lts pre-dates the most recent strategic planning guidance that has been
provided by the NSW Government in the form of the Hunter Regional Plan and
Metropolitan Plan. In turn, it is expected that it would be replaced by the
required housing strategy.

The Strategy states that it is one of many of high-level strategic documents
produced by Council to guide the operations of the council, and the future
growth and sustainability of the Local Government Area (p.1). The Strategy
identifies Karuah as a ‘village centre’ (p.68) and that its population is expected
to increase by 561 people (p.74) and 224 dwellings are required (p.80).

Although these projections provide guidance, they differ from the more recent
projections provided by the NSW Government. Also, large-scale Urban
Release Areas, such as Kings Hill, which is estimated to have the potential for
4,500 dwellings has not occurred to date.

The most relevant strategic directions and a response is provided:
Table 4 — Relevant Directions of the Port Stephens Planning Strategy

No Direction ‘ Response

6.4 | The Department of Planning and A Residential Land Needs
Infrastructure has identified in the | Assessment has been prepared
Lower Hunter Regional Strategy and reviewed by Council. This
2006 the following new dwelling Review by Council

projections for Port Stephens: acknowledges that both this

Centres — 3,300
Urban Infill - 2,000

work and the preliminary work
undertaken by Council indicates
a potential undersupply in
residential land within the next

L]
¢ New release areas — 7,200
L ]

Total dwellings — 12,500
5-10 years.

6.7.1 | The Watagan to Stockton Green The PSPS does not clearly
Corridor is one of the most identify the site as part of the
importance elements of the LHRS | green corridor, nor does the
and LHRCP. It affects large areas | LHRS.

of the LGA. PSPS is based on
ensuring development does not
adversely affect the Green accompanying Preliminary
Corridor. At the same time, itis Ecological Assessment that
recognising that the boundaries for | states ‘The NSW Planning and
the Green Corridor may require Environment's Hunter Regional
further interpretation and adjusting | Plan (2036) has mapped

as more detailed local information | vegetation to the north and west
becomes available. of the township of Karuah as
part of a landscape scale
Biodiversity Corridor (p.9). This

This is reinforced by the

12
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Minor corridors which link areas of | Assessment goes on to
conservation significant and the describe how the site is

Green Corridor should be identified | isolated. The subdivision of 290
and protected. The goal should be | Tarean Road and rezoning of

a network of priority conservation the land to the west will create

areas and caorridors which are further hard barriers and
viable over the long term, reinforce this isolation from the
throughout the LGA. identified biodiversity corridor.

Nevertheless, the proposal
seeks to rezone lands of higher
significance to an
environmental zone in order to
protect and improve the
wetlands that run from west to
east through the site and other
lands of higher significance
identified in the Ecological
Assessment. A BDAR
assessment post-Gateway will
further clarify which areas of the
site contain the highest
environmental value.

From this, it can be seen that the Planning Proposal will contribute to an
identified housing undersupply and will not undermine the green corridor, which
actually wraps around Karuah to both the south and north.

Karuah Growth Strategy 2011

The Karuah Growth Strategy is dated December 2011.

lts pre-dates the most recent strategic planning guidance that has been
provided by the NSW Government in the form of the Hunter Regional Plan and
Metropolitan Plan. In turn, it is expected that it would be replaced by the
required housing strategy.

The purpose of the Karuah Growth Strategy is stated as ‘to provide strategic
level guidance for the future development of Karuah. The focus of the Strategy
is spatial & land use planning; however, it also addresses aspects of economic
and social development, as well as environmental management (p.5).

The Strategy identifies that the Port Stephens Council, 2003, ‘Karuah Local
Area Plan’ (LAP) identified three areas for residential expansion. Part of the site
can be seen to be identified within LAP Area 3, which is described as:

‘Land on the western edge of the existing settlement and to the north of Tarean
Road. This is largely undeveloped, consisting of grassland in the west,

13
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woodland in the east, and on its southern edge a number of detached houses
on large suburban lots fronting Tarean Road’ (p.18)

The Strategy identifies that a previous proposal sought to rezone 10.71ha to
2(a) Residential and 0.41ha to B1 = Neighbourhood Centre and 7(a)
Environmental Protection. It is then stated, that the Department of Planning
(former title) advised that it did not support the proposal because:

1. There appeared to be ample residential land already available in LEP
amendments underway (i.e. Draft Amendment 24); and

2. The site is in the Watalgan Stockton Green Corridor of the Lower Hunter
Regional Strategy (p.29).

The Preliminary Ecological Assessment and Residential Land Needs
Assessment illustrate that there is a need for further residential land in Karuah

and that the site does not form part of a regional biodiversity corridor.

The most relevant strategic directions and a response is provided:

Table 4 — Relevant Directions of the Karuah Growth Strategy

No | Strategic Objectives

. Consistency

1 Future development should maintain the | The proposal is for low-

relaxed ‘rural’ appeal of the village. density residential, which is
consistent with the existing
character of Karuah.

2 New development should reinforce the The proposal seeks to
existing village by contributing to a contribute to that compact
compact and connected settlement and connected settlement
pattern. pattern.

3 The retail and community services The proposal will provide
functions of the existing village centre population that will seek the
should be reinforced by ensuring these services located in the core
services locate within this ‘core’ area. area.

4 Population growth should be sufficient to | The proposal will provide
support viable retail and community population that will seek the
services which meet local needs. services |located in the core

area.

5 Land supply and housing choice should | The proposal seeks to
be adequate to meet potential demand address the housing short
from a range of target markets. fall identified for Port

Stephens.

6 Employment opportunities for existing The proposal will provide

and new residents should be nurtured. population that will seek the

14
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Consistency

services located in the core
area, which in turn supports
local jobs.

The natural assets of the area should be
protected.

The proposal seeks to place
the majority of the site in an
environmental zone.

Habitat corridors should link important
natural assets.

The Biodiversity
Assessment discusses the
limited role of the site as a
corridor due to its isolation,
which is only going to
increase. Koala utilisation of
the site will need to be
determine post-Gateway,
through the BDAR
assessment.

The future settlement pattern of Karuah
should respond to the natural assets of
the area.

The proposal identifies
zoning boundaries that have
been informed by the
Preliminary Ecological
Assessment and can be
further clarified following the
BDAR.

10

Development should avoid natural
hazards, such as flood prone land, low
lying land and bushfire prone land.

The proposal seeks to place
an environmental zone on
the low-lying land.
Appropriate Asset
Protection Zones can be
provided to bushfire prone
land.

11

The growth of the village should be co-
ordinated with infrastructure capacity
and improvements.

The proposal identifies that
that it is unlikely that
infrastructure capacity for
sewer exists and that
consultation should take
place with the adjoining
landowner and Hunter
Water following a gateway
determination.

12

The design of development should aim
to minimise ongoing infrastructure costs
and optimise development potential,

The proposal seeks to work
with the neighbouring
western site to ensure that

15
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No | Strategic Objectives Consistency
including neighbouring potential infrastructure costs can be
development sites. identified, and the
development of sites are
feasible.

16

PORT STEPHENS COUNCIL

43




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 3 - ATTACHMENT 1

PLANNING PROPOSAL.

No

Principles — Urban Structure and
Character

Response

New development builds on Karuah's
character as coastal riverside village.

The proposal will build on
this existing character
through future development
being consistent with the
DCP.

The main street character of the village
commercial centre in Tarean Road is
maintained and enhanced.

The proposal will provide
population that will seek the
services located in the core
area and provide
development contributions
to improve the public
domain.

Urban expansion is staged, based on
progressively extending the existing
urban area, and reinforcing the existing
village centre. The areas for urban
expansion are located so that they make
efficient use of infrastructure and can be
developed in stage in response to
market demand.

The proposal is the logical
extension of the existing
urban area with the
southern part of the site
identified as an existing
urban area despite having
no subdivision potential.

An area of rural land for large holdings is
retained to the north west of the village.
This land should not be developed for
smaller rural holdings (rural residential),
but rather continue its existing land uses
for the foreseeable future. As a result,
should this land be required for urban
development beyond 2030, this change
of land use will not be hampered by
fragmented land ownership and more
intensive rural development.

Not Applicable.

A small light industrial area could
potentially be located to the west of the
village, on the land occupied by the
timber mill and adjacent land. This will
permit small light industrial enterprises to
establish and provide services and
employment to the residents of Karuah.
(Note: this land currently appears to be
within the Green Corridor of the Lower
Hunter Regional Strategy (2006) and
this status would need to be clarified or
change if urban development is to
occur).

Not Applicable.
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No

Principles — Urban Structure and
Character

Response

No urban development, other than the
light industrial area, should occur to the
west of a “medium term growth limit".
Urban expansion beyond the “growth
limit” would not be consistent with the
strategic objective of maintaining a
compact village.

Not Applicable.

New developments should explore the
potential markets and offer appropriate
products; otherwise growth will be very
limited. The Growth Strategy aims to
provide for new urban land in a variety of
settings to appeal to a variety of
markets.

A Residential Land Needs
Assessment has been
prepared, which identifies
the advantages of additional
supply in Karuah.

A network of conservation areas and
habitat corridors provides links between
the national parks that surround the
town, the wetlands and the river; and
define the urban area.

The proposal seeks to zone
part of the site to
environmental. Appropriate
zone boundaries will be
clarified following the BDAR.

The identified conservation areas and
corridors provide opportunities for
targeted biodiversity offsets which
achieve wider conservation objectives.

Through zoning the northern
part of the site to
environmental, it has the
potential to be used for
biodiversity offsets.

10

The design of roads and parking
infrastructure in the town centre and
adjacent open space should provide for
ease of access by boating, caravanning
and recreational vehicle (RV) users, in
recognition of those important tourism
markets of Karuah.

Not Applicable.
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No

Principles — Town Centre

Response

11

The coastal village character of Karuah
is maintained.

Not Applicable.

12

The relationship between the Town
Centre and the riverfront should be
improved.

Not Applicable.

13

Buildings overlook and address the
street.

Not Applicable.

14

Ground floor frontages engage the
street.

Not Applicable.

15

A greater sense of enclosure of the main
street is created by building form.

Not Applicable.

16

Footpath tree planting assists in
enclosing the main street and creating a
pleasant human scale environment.

Not Applicable.

No

Principles — Waterfront Industry

Response

17

Marine related waterfront industry, such
as oyster farming related industry should
remain and retain its rustic appeal,
however, the attractiveness of outdoor
storage areas should be improved.

Not Applicable.

18

The access road to the waterfront
industry premises to the south of Barclay
Street should be formalised.

Not Applicable.

No

Principles — Residential

Response

19

Lower density residential development
occurs in areas further away from the
town centre.

The proposal is for low
density residential, but the
existing LEP allows for lot
sizes with a minimum area
of 200sgm.

20

Development is consistent with the
coastal village theme of Karuah.

The proposal will build on
this existing character
through future development
being consistent with the
DCP.

19
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No

Principles — Connectivity

Response

21

It is easy to get around Karuah by motor
vehicle, bicycle and foot.

The proposal will provide
development contributions,
which will fund pathways.
The subdivision process will
also result in pathways.

22

Buses access to enable people to live
no more than 400m from a bus stop.

This can be achieved at
subdivision stage.

23

New urban areas are well connected to
the existing town.

The proposal is the logical
extension of the existing
urban area with the
southern part of the site
identified as an existing
urban area despite having
no subdivision potential.

24

Walk and cycling is convenient and safe.

This can be achieved at
subdivision stage.

25

Residential streets are low speed.

This can be achieved at
subdivision stage.

No

Principles - Biodiversity

Response

26

Development in Karuah complements its
natural assets.

The proposal seeks to zone
a large areas of the site to
environmental.

27

A network of biodiversity corridors links
larger areas of wetlands, national park
and other areas of biodiversity
significance.

The proposal seeks to zone
a large area of the site to
environmental. Further
clarification of zone
boundaries will be
determined following BDAR.

28

Biodiversity offsets are preferentially
directed to the identified biodiversity
corridors.

Noted. The legislation has
since been updated,
whereby applicants need to
demonstrate avoid,
minimise or offset. A BDAR
will be undertaken post-
Gateway.

29

The water quality of the wetlands, creek
and rivers is not reduced by urban
runoff.

This can be achieved at
subdivision stage. Sufficient
controls exist in the LEP and
DCP to ensure water quality
targets are met.

20
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No

Principles — Staging of Land Release

Response

30

New urban land is an extension of the
existing urban area.

The proposal is the logical
extension of the existing
urban area with the
southern part of the site
identified as an existing
urban area despite having
no subdivision potential.

31

There is sufficient vacant land zoned for
urban purposes to meet community
needs.

A Residential Land Needs
Assessment has been
prepared to identify the
market and how the
proposal will provide
housing for that market.

32

Land is rezoned for urban purposes in a
staged manner in order to ensure the
efficient use of community infrastructure.

The proposal is the logical
extension of the existing
urban area with the
southern part of the site
identified as an existing
urban area despite having
no subdivision potential.

33

The growth of Karuah is able to be
adequately serviced by urban
infrastructure, such as water and
sewerage services.

The proposal seeks to work
with the neighbouring
western site to ensure that
infrastructure costs can be
identified, and the
development of sites are
feasible.

No

Principles — Overall land use strategy

Response

34

Karuah develops consistent with the
Growth Strategy.

The Strategy is a guiding
document that has informed
this proposal. Updated
information in terms of an
ecological assessment and
residential needs
assessment have identified
how the context has
changed since the
development of the Karuah
Growth Strategy.

21

PORT STEPHENS COUNCIL

48




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 3 - ATTACHMENT 1

PLANNING PROPOSAL.

From the above, it can be seen that the proposal is consistent with the
objectives and principles of the Karuah Growth Strategy by providing a logical
extension of Karuah and working with adjotning landowners ko delives

infrastructure,

Q% Is the planning proposal

consistent with applicable State

Environmental Planning Policies (SEPP=)?

An assessment of relevant SEPPs against the planning proposal is provided in

the table below.

Table 5 - Relevant State Environmental Planning Policies

SEPP Ralavance

[ SEPP 44 -

| Koala
Habitat

| Protection

This SEPP applies to
land across MEW that
is greater than 1
hectare and is not a
Mational Park or
Foresiry Reserve, The
SEPP encourages tha
conseryation and
Mﬂlgh‘l'n‘.'ﬂl of natural
vegetabon areas that
provide habitat for
Ecalas fo ensure
permanent free-living
populatans will be
maintained over their
present range,

This SEPP applies
bBecause the Planming
Proposal is seeking to
rezane land in Part
Stephens.

SEPP 85~ | This SEPP apples 1o

| Remediation | land across NSW and

| of states that land must

| Lamd not be developed if it is
unsuitable for a
proposad use because
of contamination.

This SEPF applies
because the Planning
| Propesal is seeking to

Consistency and Implications

| The Preliminary Ecological

Assessment states thal the
detmled koala map provides
Council with the required
information to conclude that the
CHPoM can be adequately
addressed after galeway
determination with the expeciation
thad theere 15 @ low risk fo Prefemed
Foala Hab#dat and a viable koala
population (p.4).

Further investigation regarding
Koala utilisation of the site will
need to farm par of the BDAR

| The site contains vegetaton and

no evidence af eontaminating
activithes.

A Preliminary Confamination
Investigation should be conditioned
a5 parl of the Gateway
Determination because the land ks
proposing fo change from a rural
zone o a residential zone.

i
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rezane land from rural
1o residenbal

This SEFF apphes fo
land across NSW to
land that is zoned for

rural purposes,

This SEPP applies
because the Planning
Propasal is seeking to
rezone land from a
rural zone to a

| The site s in proximity 1o the

centre of Karuah, Exsting and
planned residential land is located
o the immediate east, south and
west.

The rezoning of this land for
hauging would be reflective of the
orderly and economic development
of land in prowemity 1o 8 cenire,

ressdential zone, which is an objective of the
Environmental Planning and

Aszessment Act 1878,

By providing land in proximity to
existing services for housing, it
pratects ather land Zoned rural and
environmental, which is less
suitable for housing and more
suited for agricuthune.

The rezoning will not undermine

the agncultural acthities on nearby

land (&.g. poultry farm) because

we do notl understand agrcuftusal

activilies ane currently taking place
| o these lots (ather than grazing).

Q6. Is the planning proposal consistent with applicable Ministerial
Directions?

An assessment of relevant Ministerial Directions against the plannang progosal
is provided in the table below,

Table & — Relevant Ministerial Directions

Aim of
Direction

Ministerial

Dirsction Consistency and Implications

1. EMPLOYMENT AND

1.2 Rural Zones | The objective of | The Planning Proposal is
this direction is inconsistent with this direction, but it

to profect is of minor significance/ The site is
agricultural not identified to have agricultural
production af value and i located withan the
rusfal land, existing centre of Kanuah

3
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The southern part of the site is
identified as an existing urban area
and the site is soon to be
surrounded by existing residential
development to the east and south.
A planning proposal to rezone the
adjoining western land to residential
has also been supported by Council.
Removing the existing rural zone is
therefore believed to be of minor
significance.

1.5 Rural Lands

The objectives
of this direction
are focused on
the protection of
the agricultural
production of
rural land.

The Planning Proposal is
inconsistent with this direction, but it
is of minor significance. The
proposal seeks to rezone rural land
to achieve the aim of providing
housing in proximity to an existing
town centre.

It is acknowledged that Port
Stephens has a housing supply
short-fall and therefore the provision
of housing in proximity to an existing
centre is reflective of logical
settlement patterns.

2. ENVIRONMENT

AND HERITAGE

2.1 Environment

The objective of

The proposal is consistent with the

Protection this Direction is | Direction 2.1 — Environment

Zones to protect and Protection Zones (4) because the
conserve proposal proposes an environmental
environmentally | zone over those lands identified to
sensitive areas. | be of higher environmental
The rezoning significance. Furthermore, the
map and proposal will place residential
accompanying development in proximity to an
Ecological existing town centre.
Assessment
identifies the
significance of
the site.

2.2 Coastal The objective of | The Planning Proposal is consistent
Management | this direction is with this direction because it seeks

to protect and
manage coastal
areas.

to place the land identified as
wetlands and a 40m buffer within an
environmental protection zone.

24
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2.3 Heritage
Conservation

The objective of
this direction is
to identify and
protect heritage.

A Basic Search of the Aboriginal
Heritage Information Management
System (AHMIS) identified no
heritage items or places within 50m
of the site. Never the less, a
Preliminary Aboriginal Heritage
Assessment should be completed
post-gateway to satisfy the Minister.

3. HOUSING, INFR

ASTRUCTURE AND URBAN DEVELOPMENT

3.1 Residential
Zones

Encourage a
variety and
choice of
housing types to
provide for
existing and
future housing
needs, make
efficient use of
existing
infrastructure
and services
and ensure that
new housing has
appropriate
access to
infrastructure
and services,
and minimise
the impact of
residential
development on
the environment
and resource
lands.

This direction applies and the
proposal is consistent with this
direction because it seeks to provide
residential housing that adjoins an
established residential area.

The site is in the centre of Karuah,
so the proposal will support existing
businesses and encourage the
establishment of future businesses.
The proposal will contribute to the
goal of housing, which is identified
by various strategies.

3.4 Integrating
Land Use
and
Transport

The objective of
this direction is
to ensure that
urban structures,
building forms,
land use
locations,
development
designs
subdivision and
street layouts

This direction applies and the
proposal is consistent with this
direction because it seeks to
encourage housing within Karuah.
The site is located within Karuah
which is 27.4km (22 minutes’ drive)
to the north of Raymond Terrace
and 55.5km (48 minutes’ drive) to
the north of Newcastle.

The housing that will result from the

achieve the proposal reinforces the existing town
sustainable centre of Karuah and places
25
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transport
objectives.

downward pressure on valuable
agricultural or environmental lands
on the periphery to be rezoned.

4. HAZARD AND RISK

4.1 Acid Sulfate
Soils

The objective of
this direction is
to avoid
significant
adverse
environmental
impacts from the
use of land that
has a probability
of containing
acid sulphate
soils.

The existing LEP has been informed
by previous Environmental Planning
Instruments (EPIs), which identifies
the site as Acid Sulfate Soils — Class
2 and 5.

The proposal will rezone all lands
identified as ASS Class 2 to E2 —
Environmental Conservation. Any
subsequent works that need to take
place in the zone E2 —
Environmental Conservation are
covered by LEP (Clause 7.1 — Acid
Sulfate Soils).

The proposal does not propose
physical works. When physical
works are proposed as part of a
future subdivision, the earthworks
will be associated with the filling of
the land as opposed to cutting and
therefore should be consistent. This
clause will be addressed through a
future Development Application.

4.4 Planning for
Bushfire
Protection

The objectives
of this direction
are to protect
life, property and
the environment
from bush fire
hazards, by
discouraging the
establishment of
incompatible
land uses in
bush fire prone
areas, to
encourage
sound
management of
bush fire prone
areas.

This direction applies because the
site is identified as bushfire prone
land.

A Strategic Bush Fire Assessment in
accordance with the NSW RFS,
2018, ‘Draft Planning for Bushfire
Protection (Part 4 — Strategic
Planning)’ will be completed post
gateway determination.

26
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5. REGIONAL PLANNING

5.10 The objective of | This direction applies because the

Implementation | this direction is site is identified in the area covered

of Regional to give legal by the NSW Department of

Plans effect to the Planning, 2016, Hunter Regional
vision, land use | Strategy. Consistency with these
strategy, Plans with a particular emphasis on
policies, the role of Karuah, housing targets
outcomes and and residential housing is discussed
actions throughout this proposal.
contained in
regional plans.

Section C — Environmental, social and economic impact

Q7. 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 Preliminary Ecological Assessment has identified two Endangered
Ecological Communities (EEC)s to be located within the wetlands and older
growth forest to be located on the northern part of the site. Both these parts of
the site are proposed to be zoned E2 — Environmental Conservation.

This Planning Proposal identifies the need for a Biodiversity Development
Assessment Report (BDAR) to be completed post-gateway and further koala
surveys to confirm the koala mapping that has been completed as part of the
Preliminary Ecological Assessment.

This Preliminary Ecological Assessment concludes that there is no glaring
reason not to proceed from an ecological perspective (Kleinfelder, 2019, p.28);

Q8. Are there any other likely environmental effects as a result of the
planning proposal and how are they proposed to be managed?

The environmental effects as a result of the Planning Proposal will be quantified
through the completion of the BDAR post gateway. At present, all lands of
higher environmental significance based on preliminary investigations are
proposed to be placed within an environmental zone. This approach provides
the appropriate scope to avoid, minimise and offset when the BDAR is to be
completed post gateway.

Q9. Has the planning proposal adequately addressed any social and
economic effects?

This Planning Proposal identifies the need for a Cultural Heritage Assessment
to be completed post gateway. The gateway determination could also require

27
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that a social needs assessment be completed for Karuah given the growth that
is expected to occur to the south and on the adjoining western site.

Overall, the Planning Proposal will have positive social and economic effects
both during construction and over the life of the development. Karuah has been
waiting for an opportunity such as this to support business since it was
bypassed by the Pacific Highway almost 20 years ago.

Section D — State and Commonwealth interests
Q10. Is there adequate public infrastructure for the planning proposal?

The Planning Proposal recommends that a Preliminary Service Inquiry be
undertaken post gateway and that discussion for upgrades to essential services
be undertaken in consultation with adjoining landowners with Hunter Water.

It is understood that upgrades to the Karuah Waste Treatment Facility will be
required, which will be made more feasible by having multiple landowners in
the same locality.

Q11. What are the views of state and Commonwealth public authorities
consulted in accordance with the Gateway determination?

Consultation with relevant State and Commonwealth agencies can be
undertaken following a Gateway Determination. It is envisaged that the
following agencies will be consulted with:

. Office of Environment and Heritage;

. NSW Rural Fire Service;

. Karuah Local Aboriginal Land Council; and
. Hunter Water.

PART 4 — Mapping

The proposed map layer amendments are included as attachments to the
Planning Proposal as follows:

Attachment One — Locality Plan

Attachment Two — Current Zoning Plan LZN_003B

Attachment Three — Proposed Zoning Map — Map Amendment to Land Zoning
Map — Sheet LZN_003B from RU2 — Rural Landscape to part R2 — Low Density
Residential Zone and part E2 — Environmental Conservation Zone
Attachment Four — Current Lot Size Map LSZ_003B

Attachment Five — Proposed Lot Size Plan — Map amendment to Lot Size Map

— Sheet LSZ_003B from 40ha to part 500sgm for the land to be zoned R2 —
Low Density Residential

28
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Attachment Six — Current Height of Building Map Sheet HOB_003B
Attachment Seven — Proposed Height of Buildings Map — Map amendment to
Height of Buildings Map — Sheet HOB_003B from Om to part 9m for the land to
be zoned R2 — Low Density Residential

Attachment Eight — Current Urban Release Area Map Sheet URA_003
Attachment Nine — Proposed Urban Release Area Map — Map amendment to

Urban Release Area Map — Sheet URA_003 from no Urban Release Area to
Urban Release Area for the land to be zoned R2 — Low Density Residential

PART 5 — Community consultation

Community consultation will be undertaken in accordance with the Gateway
determination.

Notice of the public exhibition period will be placed in the local newspaper,
The Examiner. The exhibition material will be on display at Council's

Administration Building, 116 Adelaide Street, Raymond Terrace during normal business
hours.

The planning proposal will also be available on Council's website.

PART 6 — Project timeline

The additional technical information, studies and investigations identified in the
planning proposal will be completed within the timeframes listed below, should
the planning proposal receive a Gateway determination:

Indicative Subdivision Plan

Biodiversity Development Assessment Report
Preliminary Contamination Assessment
Strategic Bushfire Study

Cultural Heritage Assessment

Traffic Impact Assessment

Preliminary Service Inquiry

The planning proposal is expected to be reported to Council following the
completion of the public exhibition period. The following timetable is proposed:

Dec Jan Feb Mar Apr May Jun Jul
2019 2020 2020 2020 2020 2020 2020 2020
Council
Report
Gateway

29
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Determination

Additional
investigations
Agency
Consultation
Public
Exhibition
Council
Report
Parliamentary
Counsel

30
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Attachment One — Locality Plan_
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Attachment Two — Current Zoning Map
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Attachment Three — Proposed Zoning Map
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Attachment Four = Existing Lot Size Map
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Attachment Five = Proposed Lot Size Map
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Attachment Six — Existing Height of Buildings Map
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Attachment Seven - Proposed Height of Buildings Map
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Attachment Eight — Existing Urban Release Area Map
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Attachment Nine — Proposed Urban Release Area Map
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PARKER SCANLON

DRAFT PLANNING PROPOSAL

Large Lot (Rural) Residential Land
Lot 14 in DP 846633
No. 4 Giles Road, Seaham

_ “Fr-epar-ed by:
Parker Scanlon Pty. Limited
."-.Iﬂur Reference: B909

I'II

August 2018

-----

L pirkEreceanlicrn. Corm., iU

Ph: 4BES 6995
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= Y F
=
Prarker Sconion DRAFT PLANNING PROPOSAL - for Rurcl Residential Land mA'

Ref Bo09 Lot 14 im DPF 46613
August 2018 o 4 Giles A, Sesharn poge 2f 126
EXECUTIVE SUMMARY

The planning proposal seeks to amend Port Nephens Local Enviromwmenial Plan
2013 vo allow Lot 14 in DP 826633 (Lot 14/846633) at No. 4 Giles Road, Seaham to
be subdiided into allotments with a minimum area of 1 hectars.

The site comprises 32.2 hectares within one allotment. If the proposal is approved,
the potential number of allotments will increase from one (1) to twenty six (26). In
order to achieve this outcome, the zoning of the site needs to be amended from
RUZ2 Rural Landscape to RS Large Lot Residential, with the minimum lot size
development standard amended fram 40 hectares to 1 hectare,

The site adjoins the northern perimeter of the Wallalong "future growth area”
identified in the Port Stephens Panking Strategy 2001 1-2036 (PSPS). It is partly
within the northern fringe of the westemmeost location identified as “Investigation
Area” in the Port Stephens Rursd Residential Strategy 2017 (PSRRS), and s mapped
a5 being entirely cutside the rural residentsal "exclusion area”.

More significantly, the site is already part of a neighbouwrhood containing 28 rural
residential lots ranging in size between 1.5 hectares and 3.0ha, being the
consequence of the "concessional kot™ provision in Clause 13 of the Port Steoherns
Local Environmental Plan 1987, Whilst not originally an intended outcome, this
provision has, nevertheless, already transformed the localty from broad-scale rural
land to a rural residential neighbourhood. Development of the subject site is in=fill
development, and ld _not considerad to be facilitatin Br
fragmentation of rural land.

The proposal: -

¢ respects the settlement pattern of the locality;

» promotes hmited new housing opportunities to maamise the use of
infrastructure already provided for rural ressdential Inng;

s+ is consistent with the guiding principles of the Hunter Regional Plan 2016-2036;

¢ i5 consistent with Council's adopted strategees for the delivery of community
resources, rural lands, planning, and rezoning to residential land use:

¢ i5 generally conssstent with the applicable State Environmental Plannang Palicees,
and any inconsistency is justified by its minor significance, or by s potential to
realise a substantial and strategic environmental benefit;

# is generally consistent with the applicable Ministenal Directions, and any
inconsistency is justified by its minor significance, or by its lecational context;

¢ will result in the loss of some native vegetation, including 13 Koala feed trees,
but will mot result in the loss of habitat trees, and can implemeant measures to
generate positive strategic outcomes fior the site by significantly increasing tree
population, by restoring vegetation canopy to areas denuded by past grazing
activities, and by enhancing habitat for threatened species;

¢ i5 unlikely to generate, or be impacted by, lasting adverse environmental effects
relating to iterns of heritage and cultural significance, contamination, the local
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Porker Sconion DRAFT PLANNING PROPOSAL - for Rurcd Residenriol [amd
Rl HAHS Lk 14 i DF BdBATT
Alpusd 20018 No 4 Giles B, Seabam Poge 3 of 128

road nebtwork, the water quality of Heydons Creek and Barties Creek
WalBrcourses, on-site sewage management, bushfire hazard mitigation, water
supply, and odour,

The site has direct access to Giles Road, and electricity and telecommunications
services are available. The propesal's allotments are each sufficently-sized to
sustain domestic on-site sewage management, whilst the locality receives sufficient
rainfall to sustain the water supply needs of future residents using appropriate
rainfall capture devices (e.g. tanks/reservoirs).

Most significantly, the proposed lot size vanation is consistent with the prevailing
subdivision pattern in the neighbourhood, so that the risk of setting an undasirable
precedent for other "RUZ Rural Living™ land is low.
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1. PROPOSAL

The planning proposal seeks to amend Port Sfephens Local Envrormental Plan
2013 to allow Lot 14 in DP 846633 (Lot 14/846633) at No, 4 Giles Road, Seaham to
be subdmided nto allotments with a minemum area of 1 hectare, It s prepared on
behalf of Kord Properties Pry Ltd.

The site compnises 32.2 hectares within one allctment. If the proposal is approved,
the potential number of allotments will ncréase from one (1) to twenty six [26). In
order to achieve this outcome, the zoning of the site needs to be amended from
RUZ Rural Landscape to RS Large Lot Residential, with the minimum lot size
development standard amended from 40 hectares to 1 hectare.

The site adjoing the northern perimeter of the Wallalong "future growth area”
identified in the Port Stephens Panming Strategy 20011-2036 (PSPS). It is partly
within the northern fringe of the westernmest location identified as “Investigation
Area” in the Port Stephens Rural Residential Strategy 2017 (PSRRS), and is mapped
as being entirely cutside the rural residential "exclusion area”,

The site is further shown on Figures 1 to B. It & surrounded by 28 rural
residential bots, each containing dwellings, ranging in size betwesn 1.5 hectares and
3.6ha (see Attachment I), so that the proposal would not significantly alter the
character of the neighbourhood. Rather, the proposal would assist in providing an
increase i housing and improve sustainability of the sooal fabric of the
neighbourhood.

The proposal will improve the Port Stephens Local Government Area (LGA)
because: -

v 26 allotments for “higher-end” housing can be provided within 20km of, and
centrally between, the "major regicnal centres” of Maitland (15km) and
Raymond Terrace (15.5km), the "town” of East Maitland {19%m) and the “stand
alone shopping centre” of Green Hills {18km) identified by the forerunner to the
current Hunter Regional Plan 2016-2038, the Lower Hunlter Regional Strategy
006-31 (LHRS), and immediately adjoinang the “Wallalong rezoning proposal”
under consideration by the Gateway. This waill assist in supplying the demand
mnlsliﬂﬂ new dwellings by 2031 predicted for the Port Stephens LGA by the

# the d:z-velﬂpnmlt of the land will directly support the building and construction
industries in the short to medium term as significant employers and contnbutors
to the Lower Hunter and NSW economies;

¢ the site is serviced by established transport routes that link it to the varous
employment hubs around Maitland {via Paterscn Road), Black Hill / Beresfield
(via Morpeth Road) and Raymond Terrace (via Hinton Road) recognised by the
LHRS;

#» housing can be provided within 10km of the established “smaller village®
services at Wallalong (5.8km), Woodville (8.4km), Seaham Village (7km) and
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Hinton (7.7km), within 15km of the establiched “local centre” of Morpeth
(12 2km), and within 20km of the commercial hubs of Maitland (16km) and
Raymond Terrace (15.5km) which collectively offer an abundant choice in social
infrastructure; and

¢  housing can be provided on a flood-free grassland and open woodland site that
is outside any prionty conservation areas identified by the Lower Hunter
Regional Consarvalion Ban 2009 (LHRCP). Furthermore, the site is nearby an
authorised supply of gravel matenal identshed by the LHRS that will readdy
facilitate development works.

It is considered that the site can be sensitvely and sustainably developed o
contribute housing for 26 households on 1 hectare allstments each about a road
structure similar to that suggested in Figura 9.
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Flgura 1: Contoxt of Sits in Port Stephens Planning Strategy 2011-2036

PORT STEPHENS PLANNING STRATEGY MAP
SUBJECT SITE

Figure I: Context of Site with Wallalong “Future Growth Area®

SUBJECT SITE -

Map Sounte Appendiz 3, Map 11, Podt Siephens Flahning Strabigy 20112036
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Figure 4: Context of Draft PSRRS — Investigation Area 5 - Seaham

| SUBJECT |
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Flgura 5: Contaxt of 5ite In Port Stephens LEP 2013 - Land Zoning Map

Land Zoning iisp - Sheet LIN_DO1

ELIBJEET SITE

e
(

Figure &z Conbext of Site in Port Stephens LEP 2013 = Lot Slze Map

SUBJECT SITE

Lot Size Map - Sheet LSZ_001

Minimum Lot Size (ugmj
[E] ==

BERBECHRIEEEE:

PORT STEPHENS COUNCIL 78




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 4 - ATTACHMENT 1 PLANNING PROPOSAL 4 GILES ROAD, SEAHAM.

Prarker Scanion DRAFT PLANNING PROPOSAL - for Rurc! Residential Land ﬁ’ -

fef B909 Lot 14 im DF B4B613
ﬂﬂ Fi No d tiles Bd, Seaham Page 1_??]_1?‘
Figure 7; Subject Site - Topography
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Figure 8: Conbext with Wallabong Reroning Proposal
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Z. BACKGROUMND

2.1 Nite Descriplion

211 Comtext

Lot 14/846633 comprises 32 hectares and has a frantage of 200m to Giles Road at
Seaham, north of Wallalong. Giles Road 5 an established local road that accesses
(via Croft Road) Clarence Town Road between the High Street link to Wallalong,
Hinton and Morpeth (3km to the west) and the Brandy Hill Drive / Seaham Road
link to Raymond Terrace (1km to the east). The site: -

# is wathin 20km of the "major regional centres™ of Matland {16km) and Raymond
Terrace (15.5km), the “town” of East Maitland (19km) and the “stand alone
shopping centre” of Green Hills {18km) as identified by the LHRS;

¢ is within 15km of the established “local centre” of Morpeth (12.2km) as
identified by the Maitland Lrban Settlement Strategy 2010 (MUSS);

# is within 10km of established “smaller village” services at Wallalomg (5.8km),
Woodville (8.4km), Seaham Village (7km) and Hinton (7.7km); and

¢ immediabely adjoins, to the north, the area of the "Wallalong rezoning proposal”™
(WRP} that proposed to create a new town for 3,700 dwellings. The WRP
included a "rural small heldings” precinct adjacent to the site, where minimum
lot sizes are 0.9ha. The WRP was refused at the gateway determination stage
in 2014; nevertheless, ﬂﬂadjnlnng site i the northern perimeter of the
Wallalong “future growth area” identified in the PSPS.

The existing centres collectively offer an abundant choice in social infrastructure,
whilst the WRP will expand this choice in the immediate locality,

Clarence Town Road is also an established regional road that facilitates ransport
linkage to the vanous employment hubs recognised by the LHRS. In this regard,
the site is almost equidistant from Maitland (via Clarence Town Road and Paterson
Foad), Black Hill [ Beresfield (via Clarence Town Road, High Street, Hinton Road,
Morpeth Road and Mew England Highway), and Raymond Terrace (via Clarence
Town Road, Brandy Hill Road and Seaham Road).

In addition, alternative access during most major flood events is already
established between the site and Raymond Terrace by means of Clarence Town
Road, Dixon Street (Seaham), Warren Street (Seaham), East Seaham Road, Italia
Road and the Facific Highway.

More significantly, the site is already part of a neighbourhood containing 28 rural
resihential bots ranging in size between 1.5 hectares and 3.6ha (see Attachment
I}, being the consequence of the "concessional lot” provision in Clause 13 of the
Port Stephens Local Environmental Plan 1957, Whilst not originally an intended
outcome, this provision has, nevertheless, already transformed the locality from
broad-scale rural land to a rural residential neighbourhood. Like the subject site, all
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the existing 28 rural ressdential lots are accessed from Gidles Road, so that
development of the subject site is in=fill development, and could not be

considered MH,LHMJH.@%&HMHMQEM&MQ Furthermare,
the existing dwellings do not place any demand on reticulated water and sewerage

services, with sach househald utilising sustainable on-site systerns for capluring
domestic water supply and managing domestic wastewater.

2.2 Current sosing and context with strategic Bnd release iramework

The site is zoned entirely "RU2 Rural Landscape” by the Port Stepheans (8P 2013
(PSLEP - see Figure 5).

The site also adjoins the northern perimeter of the Wallalong “future growth area”
flagged by the PSPS (see Figure 2). As discussed above, the site adjoins the WRP
land to the south. The WRP, which was refused at the gateway determination stage
in 2014, proposad a btownshap for 3,700 dwellings, and, abong the common
boundary with the subject site, proposed a "rural small holdings™ precinct, where

minimum kot sizes are 0.4ha.

Prior to the Hunler Regional Plan 2016-2036, s forerunner, the Lower Hunfer
Regional Strategy Z006-2031 (LHRS), recognised the need for the Port Stephens
LGA to supply 12,500 dwellings by 2031 beyond that already available under
existing planning controls, Towards this LHRS target, a supply of 4,500 dwellings
was recognised for Kings Hill (north of Raymand Terrace), but (with the refiusal of
the WRF) a deficit of 8,800 dwellings exists for the Port Stephens LGA.

.. Topography

The site i5 entirely free of inundation by flocding from the Paterson and Hunter
Rivers. It extends in height to about RL S0m AHD at its north-western cormer, and
falls to about BL 20m AHD at the south-westermn and north-easterm comers.

A low ridge traverses the site from north-west to south-east, and is bordered either
side by Barties Creek to the south-west (2™ order watercourse — 20m vegetated
riparian comidor required either side of the watercourse) and Heydons Creek to the
north-east (1° order watercourse — 10m vegetated riparian corrider required either
side of the watercourse). Heydons Creek and Barties Creek are partially tree-lined,
and pass through existing dams at and bevond the site’s extremities,
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.24  Ecalogy

The site is nearby, but beyond, the Uffington State Forest system (13km away). It
is not recognised by the LHRCP as containing any prority conservation areas (see
Figure 10},

The site presently contains (at Januwary 2018) 5105 mature trees, comprised
predominantly of Iron Bark (62%), Spotted Gum (30%), Forest Red Gum/Grey
Gum (7%) species (see p.4 of Attachment P).

Ecological investigation discloses the site contains open woodland vegetation with a
few clder remnant trees surrounded by younger tree regrowth and no native
understorey (see Attachment G), consisting of five [5) vegetabon communities: -

Seaham Spotted Gum Ironbark forest;

Hunter Lowland Redgum Forest;

Seaham Spotted Gum Ironbark/Hunter Lowland Redgum Forest Intergrade;
Grassland/Pasture; and

Freshwater Aquatic Vegetation [constructed dams).

The Hunter Lowlands Redgum Forest i considered to be consistent with the
"Hunter Lowlands Redgum Forest in the Sydney Basin Bioregion™ EEC. It is
considered to be present within 1.149ha towards the SW comer of the site, and is
inkergraded with another vegetabon community for a further 4.8ha (see
Attachment G Section 4.1.1).

Away from Barties Cresk at the SW comer, the underlying geology is near or at the
surface and the sols are particularly fragile and poorly developed (see
Attachment D Sections 4.0 to 7.0). Consequently, the components of this EEC
are golated, vulnerable to wind and storm events, and vulnerable to competition
for light and the site's few nutrients from other emerging and more resilient

vegetation communities.

Significantly, the site is entirely vulnerable to infestation by noxious weeds of
significance [see Attachment G Section 4.1.3); namely: -

»  OVea europaca susp, cuspidal (African Olive = TSC Act “threatening process™);

v Senecio madagascanensis [Fireweed — Port Stephens LGA Weed Class 4); and

» Lantana camara (Lantana - weed of national significance, TSC Act “threatening
process” ).

It i= presently and effectively managed to remove the occurrence of noxious
species. and prevent reinfestation (see Attachmeant E).

Whilst not present, the site is considered to contain potential habitat for two (2)
threatened flora species: -
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s Eucalyptus glaucing (Slaty Red Gum); and '

v Fersicana elatior (Tall Knotweed).

Trees with hollows (HBT's) for roosting or nesting by avifauna, aboreal mammal,
reptile and microchiropteran bat species are destributed unevenly acress the site
(83 in total), with the majonty kecated towards the SW cormer.  All HET's have been
located, tagged and uniguely numbered (see Appendix E of Attachment G).

The site is otherwise considered bto contain suitable habitat for twenty (20)
threatened fauna species: -

Avifauna

Arciaa iy (Great Egret — moderate to high likelihood);

Argles ibis (Cattle Egret = high likelihood);

Glossopsitta pusiia (Litthe Lonkeet — hagh kefibood);

Lathamus discolour (Little Lorikest = low to moderate likelihood);
Neophema puichetta (Turquoise Parrat — low to moderate Bhebihood);
Mevops arnatus (Rainbow Bee-eater = low to moderate likelihood);
Chehonicola sagittata (Speckled Warbler ~ low to moderate likeliheod),;
FPornatosformus femporalis (Grey-crowned Babbler = high likelihood);
Rbidra rufifrons (Rufous Fantail — moderate likelihood);
Hirundapus cavdacutus (White-throated Needletall = moderate likelihood);
Minax strenua (Powerful Owl = low to moderate Fkelihood);

Marmmals

Phascogale tapoatafa (Brush-tailed Phascogale = high likelihood);
Phascolarcios onerus (Koala — high kelihood);

Petaurus norfodcens’s (Squirrel Ghider = moderate likelibhood);

FPeropus potiocephalls (Grey-headed Flying Fox — high likelihood);
Sacoolaimus Baviventis (Yellow-bellied Sheathtail-bat = moderate likelihood);
Mormapterus norfakensis (East Coast Freetail-bat = moderate [fhelihood);
Miniopterus australis {Litthe Bentwing-bat — high likelihood);

Minigpterus schrefbersi oceanensis (Large Bentwing-bat = high Bkefthood);
Myotis macropus [Southern Myotis — moderate likelihood);

Sroteanax rueppelli (Great Broad-nosed Bat = moderate likelihood).

In particular, the site presently contains: -

# 385 Koala feed trees comprizang Forest Red Gum and Forest Grey Gum species
[zee p. 9 of Attachment P and pp.5-6 of Attachment Q); and

¢ only 12 nesting trees compnising the local Babbler community’s preferred Prickly
Leafed Paper Bark species (see p. 2 of Attachment J and p.4 of Attachment
P). These are all located nearby Heydons Creek.

The site is also presently and effectively managed to protect and enhance habitat
supporting the Phascogale (see Attachment J). In particular, 28 forage areas are
being established about suitable habitat trees (see pp5, 6-11 of Attachment 1),
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whilst 20 nesting/breeding boxes suitable for use by the phascogale are being
installed (see pp.5, 12-16 of Attachment J).

Active ongaing management of the whole of Lot 14/846633 is necessary to prevent
weed reinfestation, reduce fire hazard and retain its key habitat values.

Figura 10: Lewer Hunter Reglons Conservation Plan = extra

_.==4 SUBJECT SITE |

LL5  Site and rontext with Natural Resources

The site is 1.8km from the activity area of Brandy Hill Quarry (see Figura 7), which
is recognesed as a “non coal extractive resource” by the LHRS (see Figure 11), and
i5 accessed from Giles Road, as well as Clarence Town Road.

In this context, the site is ideally located in that it: -

* 15 on the opposite side of the nidge from, and well clear of, the direct impacts of
QU SCIVIRY; . .

« is nearby a facility authorised to supply a resource required for development
works, thereby minimising transportabon costs and environmental footprint.
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Geologically, the site contains several areas of rock outcrop and otherwise consists
of a thin soil cover averlaying medium to coarse grained lithic sandstone and some
conglomerabe. This matenal is unsuitable as a resource for commercial extraction
(see Attachment D Sections 4.0 & 10.0{g}).

Figure 11; Lower Hunter Reghonad Strategy — Natural Resources Map 2 — axtract

SUBJECT SITE

¥ 2.5 Site and confext with Agriculinre

The site has besn utilised for grazing (up to 12 animals), and before 1983 was
specthcally a flood refuge for stock (see Attachment D Section 1.0) as part of an

extensive pastoral holding extending to south towards the Hunter River into
MeClyrmants Swamp.
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With the emergence of "small lot hoddings” in the locality, and particularly because
of poor feed avaiability, there has beesn no recent attempt to establish a
commercially-viable agricultural enterprise on the site. This is understandable since
its soils are poor and vulnerable, allowang ondy shallow-roocted native hardwood
vegetation to flourish (see Attachment D Sections 5.0 & 6.0); consequently, the
site has no potential for contemporary agnbussness options (1.e. beefl production,
feed lotting, cropping, plantation, horticulture, commercial nursery, horse stud =
sea Attachment D Sections 9.0 & 10.0).

Nearby "Free R  Poultry Activit

The site adpoins Lok 51/1069432 at 599 Clarence Town Road, Woodville, which
comprises 1709 hectares. Lot 51/1069432 is presently zoned "RUZ Rural
Landscape”, and contains a poultry facibty, The facility is leased for “free range”
200 producticn 03] "Manmning Valley Fres Range Eggs"”
(http:/fwww manningvalleveggs com.au/) to generate interim income that meets
holding expenses {pers. Comm. McCloy Group 20/3/17). The owner is not intending
to expand the facility.

The poultry facility includes (see Attachment K): -

¢ four (4) large naturally-ventilated sheds (1,400mZ2 each) for laying hens to
roost, lay,drink and eat with protection from the elements and predators; and

¢ three {3) paddocks {12.6ha total) for free range access to open space and
managed grassiand.

The sheds are located 230m, 260m, 300m and 330m respectively from the SW
comer of the site. Using the Emvionmental (Ruidefings for the Austratian Egg
frgustry (Australian Egg Corporation Limited Publication 08/01 June 2008, the
facility s assessed to have a "Shed Area” capacity for 89,840 hens (even though
the "Outdoor Fange™ capacity is only 12,900 hens).

Using the Fachnical nodes = Assessment and management of odour from stalionary
sources in NSW (NSW Department of Environment and Conservation, Novemnber
2006), a separation distance of 413m applies to the farthest shed when the facility
is operating at capacity. The resulting arc (ie. scribed from the farthest shed)
generally follows Barties Creek, so that ongoing operation of the facility at full
capacity is unlikely to generate adverse odour impact on future rural residential
development established on Lot 14/846633.

Presence of Other Agnicultural Activity

The site i also located 0.8km north from the nearest land zoned “RUL Primary
Production”, and, apart from the “free range” egg production facility discussed
above, there i no intensive agricultural activity conducted in its vicinity.
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The site s within a locality where a reticulated sewer system is not available for
connection, so that On Site Sewage Management applies. Council’s policy for
issuing approvals to operate new OSSM systems s set out in Document ASC200 -
03249 On-site Sewage Management Policy 2012 (originally adopted 19/10/2004).
It &= underpinned by a development assessment framework integrated with the Borr
Soephens Councl On-site Sewage Management Technical Manual 2011 {055M
Using the policy’s rsk classification criteria (Table 7 of
PSC2011-03249) and published broad-scale data for the Wallalong locality (Table 5-
4 of 0SSM Technical Manual), the site (and proposal) can be classified {in RED) as

Technical Manual).

fallewas: -

COISNS Risk Classification for Skie [using critena Tabbs 7 of PRCI011-03299)

' = [ SITE
! Indicative Criteria High Risk ! ledium Risk Lerw Hisk |ELM51_FIC.!.“EIH
Land Area <H00md AR = 4000md = 8{KMmd MY Rk
) METHUM - HIGH
Sail type Clawy o Sand Loarm Loam Risk
Sodl Structure Weab massve Moderate stnucturne: | Good sinaciun: o ::'Lb o
Flesading Fliood proni Mot rll:-[-:l:-t-r-n P A e TR Hsk
Systom Typo Prenary iz mlﬁ W Resk
mh LOAY - MELHUM
Groundwater or «{} b mirne 06 =10 metres *1 martmes e
Hasdipan
Slope P 10 - M <% LW sk
i chant | L ! o M- ) M.
| Buffer distances Mol comply | Pamal comphance Cloergly LOW Rk

This confirms the site's classification as "medum hazard” by the O55M Technical

Manua! (see Figure 12).

In derving the “medium hazard” class, the OS5M

Technical Manual assumes the site i developed to a density of 1 dwelling [i.e. 4-
bedroom dwelling ocoupied by & persons) per 0.4 hectares of usable land.
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It s estimated that 27.2 hectares of usable land is available, so that 85% of the
site is exclusive of constrained land and future roads. Therefore, 68 dwellings
represent the vield that generates a "medium hazard™ classification for the site in
terms of 0SSM capability,

Conversion of the site to provide 26 allotments for “higher-end™ housing represents
only 38% of this 68-dwellings capacity, and thereby significantly reduces the
“medium hazard” risk. In terms of the Pot Stephens Develbpment Confrod Plan
{DCP) 2007 (PSDCP - ie. Controls B2.C50, B2.C52 & B2.C53), each of the 26
“higher-end” housing allstments can be appropriately configured within the site to
satisfy the 0.4 hectare “usable land” standard for un-sewered land.

22T Site and Context with Aboriginal Hortage

The AHIMS and Australian Heritage databases kst the site as containing no known
aboriginal items of heritage significance (see Attachments B & C),

The site is within the Worimi Local Aberiginal Land Council (LALC) area (see Figure
13). Informal enquiries by the owner's agent with the LALC have confirmed the site
has no heritage or cultural significance.
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Fligura 13: Aboriginal Land Rights Act 1983 = Aboriginal Land Councils 2007 - axtract

L8  Site pnd context with Bushifire Hazard

The site & identified entirely as bushfire prone {see Figure 14), contasning
vegetation "Category 17 (orange) and vegetation “Buffer” (red). Adjcining land to
the south is contains no substantial hazard.

Figure 14: Port Stephens Bush Fre Prone Land Map - extract

Bustew Prore Lsnd - Coled 1002008
B vty
YRt i Sy [

_ [ T

I
SUBJECT SITE

The site s presently managed to reduce fire risk in the manner shown n
Attachment H. The sites fire management plan has been developed in
consultation with local RFS personnel, A system of mown debnis-free fire breaks is
establiched and maintained internally and around the site's perimeter. A mobile
1,000 htre capacity fire tank and pump unit s permanently stored within the site,
whilst separate fived pump and hose units are located adjacent to the site’s dams.
A water access point is being established to the dam in the southwest, and will be
dedicated for RFS use.

As regards the proposal, Bushfire Threat Assessment, which nominates building
envelopes with BAL's applied (see Attachment L), concludes that the application
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of APE's and the relevant construction standards wathin the ste can prowvide
adequate protection to life and property in the event of a bushfire.

s Sbe pnd conlbext with Water supply

The site i within a kocality where a reticulated water supply system is not available
for connection, so that on the site capture of rainwater applies.

Bazed on average rainfall data for the kocality (1,000mm per year), sach allotrment
in the locality can be sustained for non-reticulated sources of water supply provided
350m2 minimum of impervious surface is available to capture and direct raanfall
runaff into sufficiently-sized tanks/reservairs,

i | ™ I -

=
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3. CURRENT PLANNING CONTROLS
3.1 Port Stephens Local Environmental Plan 2013
Under the Fort Stephens LEP 2013 (PSLER), the land is zoned: -
¢ "RUZ Rural Landscape” (see Figure 5),
The site adjoins land zomed RUZ to the north, east, south and west,

The site is located 1.6km north and 2km north-west respectively of land zoned RS
at High Street, Wallalong and Brandy Hill Drive, Brandy Hill,

The site has been utilised for grazing, and before 1983 was specifically a flood
refuge (see Attachment D Section 1.0) as part of an extensive pastoral holding
extending to south towards the Hunter River into McClymaonts Swamp.

The PSLEP permits "subdivision™ with consent, but limits lot sizes to those indicated
on the Lot Size Map (see Figure 6 - ie. 40 hectares for land marked "AB3" and
vide Clauses 2.6 & 4.1).

PART 2 PERMITTED OR PROHIBITED DEVELOPMENT
Obiectives — Zone RU2 Rural Landscape

« o encourage sustainable primary industry production by maintaining and
envancing fhe natural resouroe base,

«  To maiiain e rural landscape character of the fangd.

«  To provide for & range of compatitie and uses, inclaling axtensive agrivuifure,

The ste comprises 32ha, 5 located within a neighbourhood containing 28 rural
residential lots varying between 1.5 hectares and 3.5ha (see Attachment I).
It ks unsuitable for sustainable primary industry production and as a natural
resource base, and is otherwise well dear of the direct negative impacts of
existing primary industry production and quarry activities.

Furthermore, the site is not suitably located to sustain any of the range of
"compatible land uses” that are permissble (i.e. it & not located nearby Facilities
that attract wiable interest for tourism, recreation, intensive/extensie
agriculture, environmental management or civic administration purposes),
Therefore, maintaning #s rural landscape character, with the attendant
responsibilities of managing environmental interactions, inchuding for bushfire
hazard and weed infestation, cannot be sustained indefinitely for the site’s
current size and circumstances,
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PART 4 PRINCIPAL DEVELOPMENT STANDARDS

Clause 4.1 = Minimum subdivision |ok size

The site is marked “AB3" on the Lot Size Map (see Figure &), so that the PSLEF
limits kot sizes to 40ha.

Clause 4.2 = Rural subdivision
The PSLEF prohibits the creation of lots comprising less than 40ha on "RUZ" zoned
land for dwellings.

Clause 4.6 — Exceptions to development standards

The proposal facilitates the oreation of 26 lots of less than 40ha on RUZ zoned land
{see Clause 4.6 (8)), so that it is specifically excluded as a circumstance for which
the creation of undersized allotments could be approved.,

However, the site i cdustered with 28 rural ressdential lots containing dwellings and
ranging in size between 1.5 hectares and 3.6ha (see Attachment I), where the
objectives. of Zone "RIUZ" have long been abandoned.

Alternatively, the site should be marked ™¥" on the Lot Size Map as there is clearky
no public benefit in mamntaining the 40ha minimuwm lot size standard,
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+. PART 1 - OBJECTIVES OR INTERDED DUTCOMES

The chjective of this planning proposal is to amend the Port Stephens Local
Environmental Plan 2013 (PSLEP) to enable redevelopment of Lot 14 in DP 846633
at 4 Giles Road, Seaham to create one (1) hectare allotments to meet future
demand for “rural living areas” in the "Seaham” Investigaton Area (i.e. Area 5).

The proposal s expected to ceate up to twenty (28) allotments, and will
consalidate the pattern of “rural living areas” allctments already established in the
Giles Road neighbourhood,

An indicative subdnasion layout is shewn in Figure 9.
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5 PART 2 - EXPLANATION OF PROVISIONS
The proposed outcome will be achieved by: -

1. amending the PSLEP Land Zoning Map sheet LZN_001 by applying "RS - Large
Lot Residential” to Lot 14/846633 (see Figure 15); and

2. amending the PSLEP Lot Size Map sheet LSZ_001 by applying ™Y - 1 ha” to Lot
14/B46633 (sea Figure 16);.

Figure 15; Existing & Intendad PSLEP Land Zoning Map sht LZN_DO1

Exisiing Infended

Figure 16: Exlsting & Intended PSLEP Lot Slre Toning Map sht LSI_001

Existong Inlendedd
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6. PART 3 - JUSTIFICATION

SECTION A = Need for the Planning Proposal

N | s the |'I'ﬂ||:|1:l‘ull a result ol any strategic study or rq'prrrl.'

Mo = there is, at present, no strategic planning framework for rural residential
development in the Port Stephens LGA that s endorsed under the Hunter Ragional
Plan 2016 = 2036 (HRF) by NSW Planning & Environment,

However, the Port Stepfiens Rurad Residlential Stravegy 2047 (PSRRS) provides a
guidance framework for assessment of planning proposals for rural residential
development in the short term. The PSRRS indudes a map showsng four (4) key
locations to be the focus of Council's future strategic investigations — the site is
parthy within the northem fringe of the westernmost location (see Figure 3), It has
been previousty mapped in the DRAFT Fort Stephens Rurdd Residential Strategy
L0015 (DPSERS) as being part of the "Seaham™ Investigation Area (i.e, Area 5) and
entirely cutside the rural resdential "exclusion area” (see Figure 4) - it is not
affected by any "exclusionary” criteria listed in Appendix 1 to the PSRRS,

The site is located between and nearby two rural residential settlements at
Wallalong (1.6km to the 5) and Brandy Hill (2km to the 5E), so that a residential
settlement pattern has emerged in the area.

More significantly, the site is already part of a neighbourhood containing 28 rural
residential kots ranging in size between 1.5 hectares and 3.6ha (see Attachment
I}, being the consequence of the “concessional lot” provisson in Clause 13 of the
Port Stephens Local Environmenial Plan 1857, Whilst not onginally an intended
outcome, this provision has, nevertheless, already transformed the locality from
broad-scale rural land te a rural residential neighbourhood.

The =ite is serviced by Giles Road, and is not isolated in flood events since
alternative access can be gained to Raymond Terrace by means of Clarence Town
Road, Dwon Street (Seaham), Warren Street (Seaham), East Seaham Road, Italia
Road and the Pacific Highway. The site is otherwise 16km from Maitland, 15.5km
from Raymond Terrace, and 5.8km from "smaller village services™ at Wallalong,

The site is not located nearby any local wetlands or major waterways, and is
setback 1.8km from the nearest existing quarry and 0.8km from the nearest land
zoned "RLU1 Primary Production”,

The site iz not recognised by the LHRCP as containing any priofty conservation
areas (see Figure 10). However, ecological investigatson indicates it does support
threatened fauna species. It recommends measures be implementsd to (ses
Section 9 of Attachment G).: -
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+ avoid remaving large older trees and hollow-bearing trees, and compensate for
native wegetation removed;

manage weeds in the long-term;

protect habitat supporting the Brush-tailed Phascogale species;

protect habitat supporting the Koala species;

protect habitat supporting the Grey-crowned Babbler species; and

control predation by domestic cats and dogs,

Measures to ensure the proposal achieves these outcomes are discussed in detadl in
Secton 6.3 below, and account for: -

erecting dwellings on all lots;

constructing driveways on all lots;

maintaining AFZ's on all lots;

constructing the road through the ste;

installing two (2) detention basins; and

establishing a waber access posnt to the existing SW dam for dedicated
RF5 use,

In summary, the measures will generabe positive strategic cutcomes for the site by
increasing tree population, restoring vegetation cancpy to areas denuded by past
grazing activities, enhancing habitat for the Phascogale, Koala and Babbler species,
ensuring weed management is maintained, and formally establishing controls for
domestic cats and dogs, Therefore, development of the site 22 per Figure 9 is
unikedy to have significant detrmental impact on the local populations of EEC's and
threatened species.

The site is identified as bushiire prone, but is already managed with fire breaks,
fixed pump and hose units and water access points established to mitsgate fire risk.
Bushfire Threat Assessment of the proposal, which nominates building envelopes
with BAL's applied (see Attachment L), concledes that the applicaton of APZ's
and the relevant construction standards within the site can provide adegquate
protection to life and property in the event of a bushfire,

The site is serviced by reticulated power supply, but is not serviced by reticulated
sewer and water systems.  Alternatively, On Site Sewage Management applies to
the locality as per Council's OSSM Technical Manual, The site has capability to yield
B8 dwellings (i.e. 1 x 9-bedroom dwelling per 0.4ha of usable area). The proposal
will utilise only 38% of this capability, thus resulting in 62% reserve capacity for
the site,

As regards water supply, the locality is reliant on capturing rainwater. Based on
average rainfall data for the locality (1,000mm per year), each allotment in the
locality can be sustained for non-reticulated sources of water supply provided
350m2 minimum of impervious surface is available to capture and direct rainfall
runoff into sufficiently-sized tanks/reservoirs.
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The only nearby supply of existing, vacant, serviceable, rural residential-zoned land
is located about 1.8km south of the site. [t contains about 21ha of land not
affected by any “exclusionary” cntera. This suggests a maximum yield of 20
allotments, and, using the projected demand for Mastland LGA, has only 1 year's

available supply,
Rural Residential Land Supply & Demand [using orlitenas Table 1 of DPSER Vol 1 S5ec 4.2 )
Su
LGA p;f““" Avgdwigsivear |  Frojected Au:ﬂ-
pply Diamand
L 1 L wu]
Maitland 1054 | a2
Port Stephens - ‘ 41 1.064 10
Area J-Exlbsting
[ TotaL | 1114
. assurnes Gstribation of ~Avg deigs/year™ (s spread evenly between the 2 x LGA'S

02 % Lhis I'r|:1|:|-=-'-..|1 Lthe best mieans of achicving Lhe objectivies or

intended oulcomes, or 15 Lhere a beller Wiy 7

¥Yes — amending the zoning and menimum lkot size maps of the PSLEP is the only
means of achisving redevelopment of Lot 14/846632 to create rural residential
allotments.
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SECTION B ~ Relationship to Strategic Planning Framework

T

I% the planning proposil consistent with the objectives and actions
af the .|||p||.r..i||||.' |'l..';,;|::l|::..||. '-.1||'|-r1:|‘:1'1u1-|| ar district |||.:1'| OF Stralegy

[including any exhibited draft plans or strategies)?

Applicable Regional Strabegy - Hunter Regional Plan 2016-2036

The Hunter Regional Plan 2016 - 2036 (HRP) is the applicable strategy. The
Introduction to HRP (p.4) states it "is not infended fo be a step-by-step approach
fo alf land wse planring. Rather, it provides an overarching framework o guide ..
develppment proposals . " Mew planning proposals are therefore required to be
consistent with the guiding principles. of the HRP.

The wision of the HRP is ko: -

meet a population increase of 130,000 persons by 2035:

create 61,500 new jobs between 2016 and 2036;

protect and enhance the Hunter Region's 28% share of the NSW gross
regional product;

protect the reputation of the Hunter as Australia’s chdest wine making region
and as one-of-three world's best centres for developing thoroughbreds;
sustain the wabibty of the Hunter's existing 45,000 small-to-medium

sustain the HMunter's current annual attraction for 7.6 million domestic and
113,000 international tourists,

The HRP sets out four (4) goals to establish the Hunter Region (with Greater
Mewcastle as its centrepiece and as the next Australian metropolitan city): -

as the leading regional economy in Australia, inchuding specific directions to
grow tourism, protect and enhance agnoultural productivity, manage the
ongoing use of natural resources, and plan for greater land use
compatibility;

as a biodiversity-rich natwral emvironment, incleding a spacific direction to
protect and connect natural areas;

with thriving communities, including directions to enhance access o
recreational facilities and connect open spaces; and

with greater housing choice and jobs, ncleding directions to create compact
sattlernent, and promate housing diversity.

To realise its vision and achieve its goals, the HRP proposes ko -

# develop, diversify and connect the Hunter's strategic centres of the: -

Global Gateways (Port of Newcastle, Newcastle Airport);
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Lower Hunter {Newcastle City Centre, Broadmeadow Sport & Recreation
Frecinct, Kotara, Charlestown, Cardiff-Glendale, John Hunter Hospital,
University of Nmastlt, Raymond Terrace, Nelson Bay, Central Maitland,
East Maitland, Kurri Kurri, Cessnock & Morisset);
= Upper Hunter (Singleton, Muswellbrook & Scone); and
= Msd-Coast (Forster-Tuncurry B Taree);

s develop the presence of the University of Newcastle and Jobhn Hurnter
Hespital as research and health facibties of weorld-class standard;

» improve the connectivity to, and expand the capacity of, the Port of
Mewcastle and Newcastle Airport as the gateways for goods and touwrists;
and

s establizh the Hunter Development Corporation to coordinate and integrate
econcmic development and infrastruckure planning.

For each Council, "Local Government Marratives” are included to provide detailed
guidance.

The HRP sets cut the following guidance for the Port Stephens LGA: -

» Housing & employment projections to 2036: -
- population increase of 18,550 persans;
housing stock increase of 11,050 dwellings;
increase of 5,685 jobs;
» Regional priorities; -
protect the functioning of Newcastle Airport;
leverage proximity to the global gateways (Le. Airport);
+ Regionally significant centres & employment land clusters: -
Strategic centres - Raymond Terrace & Nelson Bay,;
Centres of local significance - Salamander Bay, Anna Bay, Medowie,
Karuah, Tanilba Bay, Leman Tree Passage, Fern Bay, Hintan, Woadville
and Seaham;
Significant employment land clusters - Tormago & Heatherbrae;
¢ Loecations for growth of dwellings (opportunities for future housang & urban
remeywal): -
Urban Release Areas at Fern Bay, Medowie & Kings Hill;
infill potential wathin Raymaond Terrace & Nelson Bay.

Response to Port Stephens "Local Government Narrative™ - Lot 14/846633
is kocated between the villages of Seaham and Wallalong, and nearby rural

residential precincts at Wallalong (1.6km 5) and Brandy Hill (2km SE). It is also
clustered with 28 rural residential lots containing dwellings, varying between 1.5
hectares and 3.6ha (see Attachment I), being the consequence of the
“concessional bot” provision m Clause 13 of the FPwt Stephens Local
Ermvironmental Flan 1987, Whilst not originally an ntended outcome, this
provision has, nevertheless, already transformed the locality from broad-scabe
rural land to a rural ressdential nesghbourhood, which thereby acts as a barrier
to expanding the region’s tourism and agricultural industries.
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Development of the site in the manner shown in Figure 9 is in-fill development.
It respects the settlement pattern of the locality, promotes Imited new housing
opportunities to maximise the use of infrastructure already provided for rural
residential living, and does not compromise the Port Stephens “Local
Government Narrative”,

Otherwise, the HRP strategy is underpinned by a framework of directions and
actions to focus new housing and jobs in strategic centres and in renewal corridors
close to transport.

Under direchions to grow the ecomomy of Port Stephens (Direction 8), to protect
and enhance agricultural productivity (Direction 10), and to plan for greater land
use compatibility (Direction 13), relevant actions within the HRP are to: -

Agtion &3
Ertaiye aconomic diversty and new Eoursm onporfunifios that focus on redusng
e impacts of the seasonal nalture of fourism and s effect on focal econamies,

Action 10.1

Frotect lpcabipns  that car  acoommodate  agricultural emferprises  from
incompatite  develdoment.  and  faciitale e  supply  chaln, | including
infrastructure,  oistribution  areas, processing  faciies and  research  and
deveiammar in local pians.

Action 103
Frofedt the reglon’s welbelng and prosperly through Increased biosecurity
FOASLIFES,

Action 13,1
Toentify and protect important agriculfural fand, inciuding Snlensive agricuiural
Susters, i1 o plans o avold land wse ooiicts, particulanly assooated’ with
resiianial Expansion,

Action 137
Lirmit wvtaat and rural howsing encroachment info identified agrcultural and
axfractive respurce aneas, ndustnal areas and fransport infrastruciune wihen
prepaning local strateghes.

Response to Actions 6.3, 10,1, 10.3, 13.1 & 13.2: - Lot 14/846633 has no
natural attnbutes to attract tounsm, has no potential for agncultural

productivity, and contains no material suitable for commercial extraction (see
Attachment D).

The site is cdustered with 28 rural residential lots containing dwellings, varying
between 1.5 hectares and 3.6ha (see Attachment I), being the consequence
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of the “concessional lot” provision in Clause 13 of the Pot Stephens Local
Emvironmental Plan 1987 Whilst not orginally an intended outcome, this
provision has, nevertheless, already transformed the locality from broad-scale
rural land to a rural residential neighbourhood, which thereby act as a further
barrier to expanding the region’s tourism and agricultural industries.

Under directions to protect and connect natural areas (Direction 14), to sustain
water qguality and security {Direction 15), and to increase resilience to hazards and
chmate change (Dwection 16), relevant actions within the HRP are to: -

Action 14,1
foeniify terrestnal and squatic ModiversiTy valves and profect areas of high
emdronmental  vave fo susiain Bhe Westyle  economic  sucoess  and
ernaronmental healthr of the regio,

Agtion 151
Frofect water calohments fo sustaln gl quality and dependable walir supplies
across e region,

Action 16.1
Manage the risks of cimate change and improve (he regions resiience o
Hooding, =83 level rise, bushiire, mine subsidence, and land contamination.

Fecponoe to Actions 14.1, 15.1 & 16.1: - Lot 14/846633 i nearby, but
beyand, the Ufingtan State Forest system (13km away), is located clear of the
region’s drinking water catchments (see Figure 17), = outside any mine
subsidence district, and is not flagged as containing land contamination issues.

The site is not recognised by the LHRCP as containing any priority consenvation
areas (see Figure 10),
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Flgura 17: HRP = Proposed Biodiversity Comldors - extract
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However, ecological investigation indicates the site does support threatened
fauna speces, It recommends measures be implemented to (see Section 9 of
Attachment G): -

= avoid remaving large older trees and hollow-bearing trees, and compensate
for native vegetation removed;

o
- ‘om ol P e S
® (

Comment: - the site presently [at January 2018) contains 5,105 mature
trees, comprised predominantly of Iron Bark (62%), Spotted Gum (30%),
Forest Red Gum/Grey Gum (79%) species (see p.4 of Attachment P).

Some (B3) of these mature trees are habitat trees (HET's) - all HET's have
been located, tagged and umsguely numbered (see Appendix E of
Attachment G). Building envelopes can be positioned to avoid remaval or
|di.mri:-anu to any of these HET's (see Attachment R). Furthermare, one
(1) HBT {no. 28) i positioned within the Outer Protection Area of the APZ
for Lot 14 only, whilst HET's extend into the BAL-29 area for Lot 2 (2 - HET
nos. 81 & 82), Lot 5 (1 - HBT no. 78), Lot 8 {1 - HET ne. 30), and Lot 11 {1
= HBT no. 10). Significantly, all HBT's can be retained without compromising
W&mnmmntcfﬂi’nmsﬂumﬁmﬁ.

| In addition, the suggested building envelopes and accesses for all lots have
been identified on the ground (see photographs on pp5-14 & 15-20 of
Attachment 0). The tree removal data presented in Attachment O (pp.1-
3} indicates tree boss can be limited to a total of 239 trees, towards: -
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erecting dwellings on all lots;
constructing deiveways on all lots;
maintaining APZ's on all lots;
constructing the road through the site;
installing two (2} detenbon basing: and
+ establishing a water access point to the existing SW dam for
dedicated RFS usa.

| To compensate for this koss, planting of [ke-tree species can be established
| within areas of the site previcusly cleared for pasture and presently devoid
| of tree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of Attachment O and p.
| 13 of Attachment N). A total of 749 plantings can be achieved within the
| targeted areas, realising & gan of 510 trees (or 3.13 rees planted for each
[tree removed) and a 9.9% increase in the site’s tree population (p.9 of
Attachment P).

s manage weeds in the long-term;

M the site is presently and effectrvely managed to minimise the |
lu:unmnfmxnusm{mﬁﬂzdmrtﬂ The proposal |mrnl'u'esl
! mainktaiming this weed management program. |

¢ protect habitat supporting the Brush-tailed Phascogale speces;

[Comment: - the site & presently and effectively managed to protect and |
| enhance habstat supporting the Phascogale (see Attachment J).

!In particular, 28 forage areas are being established about suitable habitat |
| trees on Lots 2, 7, 13, 14, 15, 16, 20, 21, 22, 23 & 24 (see pp.§, 6-11 of |
| Attachment J), whilst 20 nesting/breeding boxes suitable for use by the
| phascogale are being installed in trees on Lots 2, 3, 8, 12, 13, 14, 15, 16, |
'l? 18, 19, 20, 22, 23, 24, 25 & 26 (see pp.5, 12- lEHm:n:hmtJ}

|5n;|1|ﬁ~:arn:|1,l all forage areas and nesting/breeding spots can be retained
| without compromising the management of APZ's across the entire site.

s protect habitat supporting the Koala species;

,Qﬁﬂgﬂt the site presently contains 385 Koala feed trees mpmurq|
| Forest Red Gum and Forest Grey Gum species (see p. 9 of Attachment P |
and pp.5-6 of Attachment Q).

!'_I'he_suggﬁredhuﬂmg envelopes and accesses for all lots have been
|identified on the ground (see photographs on pp.5-14 & 15-20 of
IAtlm:hmmt D). The tree removal data presented in Attachment O (pp.1-
13}thdmuthmllhadmmmhelmnmdtnntﬂMﬂEtrm
|mward5 -
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erecting dwellings on all lots;

constructing driveways on all kots;

maintaining APZ’s on all lots;

constructing the road through the site;

installing twe (2) detention basins; and

establishing a water access point to the eusting SW dam for
dedicated RFS use.

| To compensate for this loss, planting of like-tree species can be established
| within areas of the site previously cleared for pasture and presently devoid |
| of tree cover; namely Sectors 1, 2, 3 B 4 (see p.27 of Attachment O and p. |
13 of Attachment N). A total of 454 plantings can be achieved within the
| targeted areas, realsing & gain of 441 trees (or 34.92 trees planted for aach
| tree removed) and a 114.5% increase in the site’s Koala feed tree population
| (p.12 of Attachment N and p.9 of Attachment P},

s protect habitat supporting the Grey-crowned Babbler species; and

WS e g g g e g g )

| local Babbler community’s preferred Prickly Leafed Paper Bark species (see p. 2
| of Attachment J and p.4 of Attachment P), These are all located nearby
| Heydons Creek, so that mo Babbler nesting tree loss will ocour from the

| propasal,

Regardless, planting of the Babbler's preferred nesting species can be
| established within areas of the site previously cleared for pasture and presently
devoid of tree cover; namely Sectors 1 & 2 (see pp.d & 27 of Attachment O
[and pp.11 & 13 of Attachment N). A total of 140 plantings can be achieved
within the targeted areas, realising a gain of 152 trees without boss that
| represents a massive boost to the site's Babbler preferred nesting tree
| population (p.12 of Attachment N and p.9 of Attachment P).

s control predation by domestc cats and dogs.

| Comment: - the proposal involves placing restrictions to prohibet domestic |
| cats, and to limit domestic dogs to one (1) per kot contained within a koala- |
| proof compound (see p.2 of Attachment P and p.3 of Attachment Q). |

The measures described above ensure the proposal does not negatively impact
the threatened species using the site. More significantly, it generates positive
strategic outcomes for the site by increasing tree population, restoring
vegetation cancpy to areas denuded by past grazing activities, enhancing
habitat for the Phascogale, Koala and Babbler species, ensuring weed
management is mantained, and formally establshing controls for domestic cats
and dogs.
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The site is entirely free of inundation by flooding from the Paterson and Hunter
Rivers. In addition, alternative access during most major flood events is already
established between the site and Raymond Terrace by means of Clarence Town
Road, Dixon Street (Seahamn), Warren Street (Seaham), East Seaham Road,
Itaka Road and the Pacific Highway,

However, the site is mapped entirely as bushfire prone {see Figure 14),
containing vegetation "Category 1° (orange) and vegetation “Buffer”™ (red).
Adjcining land to the south containg no substantial hazard,

The site is presently managed to reduce fire risk in the manner shown in
Attachment H. The site’s fire management plan has been developed in
consultation with local RFS personnel. A system of mown debris-free fire breaks
i5 established and maintained internally and around the site’s perimeter, A
mobile 1,000 litre capacty fire tank and pump unit is permanently stored waithin
the site, whilst separate fixed pump and hose units are located adjacent to the
site’s dams. A water access point is being established to the dam in the
southwest, and will be dedicated for RFS use.

Bushfire Threat Assessment of the proposal, which nomenates building
envelopes with BAL's applied (see Attachment L), concludes that the
application of APZ's and the relevant construction standards withen the site can
provide adequate protection to life and property in the event of a bushfire,

Under directions to promote housing diversity (Dwection 22), and to deliver
infrastructure to support growth and communities (Direction 26), relevant actions
within the HRP are to: -

Action 225
Inclice gundance i joca and use strategies for expanding rral wilages and
rural-resigeniial development 5o that such developments wil;
»  pot impact on stralegic or imporiant agnculivral ang, energy, mineral or
axfractive resoprce wabilily or biodiversity values;

Response re: Agriculture: - With the emergence of rural ressdental lots in
the locality, and particularly because of poor feed availabdity, there is no
potential for agricultural enterprise on Lot 147846633, Its scils are poor and
vulnerable, allowing only shallowe-rooted natve hardwood vegetation to
flourish (see Attachment D Sections 5.0 & 6.0).

Howewver, the site adjoins Lot 5171069432 at 599 Clarence Town Road,
Woodwille, which contains a poultry faclity wath four (4) large sheds. The
facility is leased for "free range™ egg production to "Manning Valley Free
Range Eggs” (http://www.manningvalleyeggs.com.aul) to generate interim
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income that meets holding expenses (pers. Comm. McCloy Group 20/9/17).
Thee cwner is not intending to expand the facility.

The sheds are located 230m, 260m, 300m and 330m respectively from the
SW cormer of the site. Using the Emvironmental Guidelines for the Australian
Egg Industry (Bustralian Egg Corporation Limited Publication 08/01 June
2008, the facility has been determined to have a “Shed Area” capacity for
9,840 hens (even though the "Outdoor Range™ capacity i anly 18,900 hens
- see Attachment K Sections 2.2 & 2.3).

Using the Technical notes = Assessment and management of odour frovn
stationary sources in NSW (NSW Department of Environment and
Conservabion, Novemniber 2006), a separation distance of 413m applies to the
farthest shed when the fadility &= operating at_capacity. The resulting arc
(1., scribed from the farthest shed) generally follows Barties Cresk, so that
ongaing operation of the facdity on Lot 51/1065432 at full capacity is unlikely
to generate adverse odour impact on future rural residential development
established on Lot 14/846633 (see Attachment K Sections 2.4 & 3.1).

The site is otherwise located 0.8km north from the nearest land roned "RUIL
Primary Preduction”™, and, apart from the “free range” egg production facility
discussed above, there i no intensive agricuftural activity conducted in its
vicinaty,

Responge re: Mineral and Daractive Resource Viability: - Geologically, the
site contains several areas of rock outcrop and otherwise consists of a thin
soil cover overlaying medium to coarse grained lithic sandstone and some
conglomerakte, This matenal is unsuttable as a rescwrce for commercial
extraction [see Attachment D Sections 4.0 & 10.0{g)}.

The site is, otherwise, located 1.Bkm from the nearest activity area of
Brandy Hill Quarry (se= Figure 7), which is recognised as a “non coal
extractive resource” by the LHRS (see Figure 11). In thes context, the site is
well dear of the direct impacts of gquarry activity.

Response re: Biodiversity Values: - The site is nearby, but beyond, the
Uffington State Forest system (13km away). It is not recognised by the
LHRCP as contasning any |:riu"rt',' conservation areas [see Figure 10).

The site contains open woodland wegetation with a few older remnant trees
surrounded by younger tree regrowth, but containg no native understoney
(see Attachment G). Trees with hollows for roosting or nesting by
avifauna, aboreal mammal, reptile and microchiropteran bat species are
distributed unevenly across the site, with the majority located towards the
2\ corner.
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Active ongoing management of the whole of Lot 14/846633 & necessary to
prevent weed reinfestation (see Attachment G Section 4.1.3 and
Attachment E}, reduce fire hazard (see Attachment L Section 4) and
retain its key habitat values,

In this context, the location of 10m x 20m building envelopes has besn
considered towards maximising tree retentsan and minimasing the vegetation
clearing associated with driveways, infrastructure, fencing and achieving
Aszet Protection Zone (APZ) and Bushfire Attack Level 29 (BAL-2D)
requirements beyond nparan areas (see Attachment L Figure 5 and
Appendn B). This can be achieved for each of the proposal’s 26 allotments
without negatively impacting the site’s current biodiversity values,

Furthermore, the site is clear of "proposed biodiversity cormidors”,
waterways, Mational Parks and Reserves, and State Forests, so that its

development for the proposal's 26 allotments can be achieved without
negatively impacting the region’s current bicdiversity values,

e Aol frioeact o dinimkiing walar caloivnenes,

Response: - The planning proposal satisfies thes requirement.

» nof result in greater natural hazard risk;

Response re: Bushfire Hazard: - The proposal’s post-development scenario
can be effectively managed to achieve the APZ and BAL-29 requirements of
the Planning for Bushfire Prolection publication (see Attachment L).

»  oocur o lang that is unfikely o be needed for wban development;

Fesponse: - The planning proposal satisfies this requirement.

o coiniute o bhe consenation of important odiversity valves or the
estabiishnent of impartant covridor Snkages, and

Response re: Biodiversity Values: - The site is nearby, but beyond, the
Uffington State Forest system (13km away), and s otherwise clear of
“proposed biodiversity cormidors”, waterways, and National Parks and
Reserves. It 5 not recognised by the LHRCP as contaming any prionty
conservation areas {see Figure 10).
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The ste contains open woodland vegetation with a few older remnant trees
surrounded by younger tree regrowth, but contains no native understorey
[se¢ Attachment G). Trees with hollows for roosting or nesting by
avifauna, aboreal mammal, reptile and microchiropteran bat species are
distributed unevenly across the site, with the majority located towards the
EW corpeer.

HAway from Barties Creek at the 5W comer, the underlying geology & near or
at the surface and the soils are particularly fragile and pocrly developed (see
Attachment D Sections 4.0 to 7.0}, so that the woodland is vulnerable to
wind and storm events, and to compebtion for the site’s few nutnents.
Furthermaore, active ongoing management of the whale of Lot 14/846633 is
necessary to prevent weed reinfestation (see Attachment G Section 4.1.3
and Attachment E}, and to reduce fire risk to existing infrastructure and
the surrounding settlement (see Attachment H).

On this basis, the site, generally, could not be considered significant towards
conserving important bicdiversity values,

Regardiess, ecological mvestigation recommends measures be implemented
to [see Section 9 of Attachment G): -

¢ avoid removing large older trees and hollow-bearing trees, and
compensate for native wegetation remaoved:

trees, comprised predominantly of Iron Bark (62%), Spotted Gum (307},
Forest Red Gum/Grey Gum (798) species (see p.q of Attachment P).

Some (B3) of thess mature trees are habitat trees (HET's) - all HET:
| have been located, tagged and uniquely numbered (see Appendix E of
| Attachment G). Building envelopes can be positioned to avoid removal
[ or disturbance to any of these HET's (see Attachment R). Furthermore,
one (1) HET (no. 2B) is positioned within the Outer Protection Area of the
| APZ for Lot 14 only, whilst HBT's extend mto the BAL-29 area for Lot 2 (2
| = HBT nos. 81 & 82), Lot 5 (1 - HET no. 78), Lot & {1 - HET ne. 30), and
| Let 11 (1 = HET ne. 10). Significantly, all HET's can be retained without
|mnm1'|r5m|;| the management of APZ's across the entire site.

Iln addition, the suggested building envelopes and accesses for all kots
| have been identified on the ground (see photographs on pp.5-14 & 15-20
ﬂf Attachment 0). The wee removal data presented in Attachment O

|E|:lp1-3} indicates tree loss can be limited to a total of 239 trees,

|tﬂward1

i erecting dwellings on all lots;

constructing driveways on all lots;

| Comment: - the site presently (at January 2018) contains 5,105 mature
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i » maintaining APZ's on all lots;
|

# constructing the road through the site;

v installing two (2) detention basins; and

v establishing a water acoess point to the ewsting SW dam for
dedicated RFS use.

To compensate for this loss, planting of like-tree species can be
established within areas of the site previously cleared for pasture and
presently devoid of tree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of
Attachment O and p. 13 of Attachment N). A total of 749 plantings
can be achieved within the targeted areas, realising a gain of 510 trees
[or 3.13 trees planted for each tree removed) and a 9.9% increase in the
site’s tree population (p.9 of Attachment P).

¢ manage weeds in the long-term;
[ Comment: - the site is presently and effectively managed to minimise the
| pccurrence of noxious species (see Attachment E). The proposal invohees
| maintaining this weed management program,

+ protect habitat supporting the Brush-taded Phascogale species;

IC-umr'r'lent the site 5 presently and effectvely managed to protect and
. enhance habitat supporting the Phascogale (see Attachment J).

! In particular, 28 forage areas are being established about swstable habitat
| trees on Lots 2, 7, 13, 14, 15, 16, 20, 21, 22, 23 & 24 (see pp.5, 6-11 of
| Attachment 1), whilst 20 nesting/breeding boxes suitable for use by the
pha&mqalemﬁng installed in trees on Lots 2, 3, 8, 12, 13, 14, 15, 16,

Il? 18, 19, 20, 22, 23, 24, 25 & 26 (see pp.3, lElEﬂthI:hmu'ltJ]l

| Significantly, all forage areas and nesting/breeding spots can be retained
vmi'u:rut compromising the management of APZ's across the entire site.

o protect habitat supporting the Koala species;

{ Comment: - the site presently contains 385 Keala feed trees comprising
'Fureer!:edEum and Forest Grey Gum species (see p. 9 of Attachment P
| and pp.5-6 of Attachment Q).

| The suggested building envelopes and accesses for all lots have been
Idmhﬁud on the ground (see photographs on pp5-14 & 15-20 of
| Attachment Q). The tree removal data presented in Attachment © (pp.1-
53] indicates Koala feed tree loss can be limited to a total of 13 trees,
| towvards: -

erecting dwellings on all lots;
- constructing driveways on afl lots;
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' miaintaining APZ s on all lots;
constructing the road through the site;
5 installing two (2) detention basins; and
o establishing a water access point to the existing SW dam for
dedicated RFS use.

| To compensate for this loss, planting of like-tree species can be established
| within areas of the site previously deared for pasture and presently devoid
| of ree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of Attachment O and p.
| 13 of Attachment N). A total of 454 plantings can be achieved within the
| targeted areas, realising a gain of 441 trees (or 34,92 trees planted for each
| ree removed) and a 114.5% increase in the site’s Koala feed tree population
| (p-12 of Attachment N and p.3 of Attachment P).

|

| Accordingly, the proposal will not result in development that would sewer
| koala movement across the site, but will, with a gain of 114.5% in the site’s
| current Koala feed tree population, enhance the site’s capabulity for Koala

| movement,

» protect habitat supporting the Grey-crowned Babbler species; and

Comment: - the ste presently containg only 12 nesting trees comprising the
local Babbder community’s preferred Prickly Leafed Paper Bark species (see p. 2
of Attachment J and p.4 of Attachment P). These are all located nearby
Heydons Cresk, so that mo Babbler nesting tree lose wall ocecur from the
proposal,

Regardless, planting of the Babbler's preferred nesting species can be
established within areas of the site previously cleared for pasture and presently
devoid of tree cover; namely Sectors 1 & 2 (see ppd & 27 of Attachment O
and pp.11 & 13 of Attachment N). A total of 140 plantings can be achieved
within the targeted areas, realising a gain of 152 trees without loss that
represents 8 massive boost to the site’s Babbler preferred nesting tree
population (p.12 of Attachment N and p.9 of Attachment P).

» control predation by domestic cats and dogs.

| Comment: - the proposal involves placing restrictions to prohibit domestic |
| cats, and to limit domestic dogs to one (1) per lot contaned within a koala-
| proof compound (see p.2 of Attachment P and p.3 of Attachment Q).

The measures described above ensure the proposal does not negatively
impact the site’s existing biodnversity valees, More significantly, it generates
positive strabegic outcomes for the site by increasing tree population,
restoring vegetation canopy t areas denuded by past grazmng activities,
enhancing habétat for the Phascogale, Koala and Babbler species, ensuning
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weed management is mantained, and formally establishing controls for
domestic cats and dogs.

Furthermore, the proposal’s 26 allotments and suggested building envelopes
are located to protect the potential for Barties Creek as the site’s principal
comder linkage.

e facifafe expansiot of exisiing and new founsm develooment activities in
agricuitural or resource fands and related fndustries across the region,

Response: - The planning proposal satisfies this requiremeant,

Action 26,1
Align lang pse and infrasbructure planning to maximise the use and capacity of
exieting infrastructure and the efficiency of new infrastructure.

Response to Action 26.1: - The Aot Stephens Ruwal Residential Strategy
2017 (PSRRS) prowides a gwdance framework for assessment of planning
proposals for rural residential development in the short term, and has been used
to prepare this proposal.. The PSRRS indudes a map showang four (4) key
locations to be the focus of Council’s future strategic investigations - the site is
partly within the northermn frings of the westernmost kocation.

Lot 14/846633 is located outside, and to the north of, the “Indicative Greater
Newcastle Metropofitan Area”. However, it is located 18 minutes’ drive, 23
minutes’ drive and 22 minutes’ drive respectively from the "strategic centres” of
Raymond Terrace, East Maitland and Matland,

The ste = clustered with 28 rural ressdential lots, each contaning dwellings,
varying between 1.5 hectares and 3.6ha (see Attachment I).

Development of the site in the manner shown in Figure 9 respects the
settlement pattern of the locality, and promates new housing opportunities to
maxemase the use of infrastructure already provided for rural residential lving -
it will mot compromise the HRP,
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6.4 Isthe planning ]Il'(llﬁ'i:lh.ll.l1:III-:'5-.E..‘.|-[L'I.“..1.\ ith o council’s local hl.l'..'li.l;.'plfl.' or
ather local strategic plan?

Applicable Local Strategy — Port Stephens Community Strategiz Plan 2013-2023

The Awt Sephens Commundy Strategic Plan 2003 - 20237 (PSCSP) contains
Council's adopted long term goals for the delivery of commumity resources, and is
the outcome of extensive community consultation across the LGA. The relevant

actions of the PSCSP are: -
116 Review, celeion s Fmvement anvironmantal stralegies, plans and
palicies,
TLL7 Reguiate noxious weed controd on prvale land fn sccordance with Bhe
Sate funding agreement.,
Comment: - The site is vulnerable to infestation by noxious weeds of
signaficance, wiz: -
s Neg ewropaes susp. cuspidal (African Olive - TSC Act "threatening
process” );
»  Sanecky madagascanionsis (Fireweed = Port Stephens LGA Weed
Class 4); and
s Lantana camara (Lantana - weed of national significance, TSC Act
“threatening process”).

It is presently and effectively managed to minimise the cocurrence of
noxious species [see Attachment E) = this needs to be ongoing.
I3L7 Prepare and review strategic land use strategies, policies and plans,

i Review and prepare statulory plans (Local Environmeant Plan,
Developmiertt Comtrod Fian and Planming Froposas ),

The planning proposal i consistent with these actions, and therefore with the
PSCSP,

Applicable Local Strategy - Port Stephens Rural Lands Strategy 2011

This strategy applies to rural land within the Port Stephens LGA, and, amongst
other things, aims to (PSRLS Sections 4.2 & 4.3): -

¢ limit expansion to the towns that have the capacity for growth;
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+ develop a land use framework that provides certainty for residents; '

» encourage a broad range of agricultural and complementary rural uses;

# ensure current and fubure agriculture i1s not compromised by the fragmentation
of rural land;

¢ ensure communities are adequately and appropriately senaced;

= protect and conserve native habitat and the biodiversity of the region: and
recognise the impact of natural hazards on the future settlement pattern,

Maore specifically, the strategy suggests palicy actions (FSRS Section 4.5), including:

v providing for rural residential development only in areas that have adeguate
access to roads and services;

# ensunng that any rural ressdential development is not located on land that is
wh]!dmﬂm:lmundamn in the 1% AEF flood;

» minimising conflict bebween land uses;

¢ identifving minimum kot sizes that enable the continuation of land wse for
agricultura;

¢ considering the cumulative impact of development on the catchment;

# providing the most appropriate system of disposing domestic efffuent, and
limiting lot sizes to 1ha for created lots 1o connected to a reticulated sewerage
system; and

» considering the impact of natural hazards on land use and settlement (e.g. bush
fire, land degradation, acd sulphate sodls, flooding)

The site is part of a neighbourhiood accessed from Giles Road containing 28
serviced rural residential lots which range in area between 1.5ha and 3.6ha, being
the consequence of the "concessional lot” provision in Clause 13 of the Porr
Stephens Local Envirpnmental Plan 1287, Whilst not originally an intended
outcome, this provision has, nevertheless, already transformed the locality from
broad-scale rural land to a rural residential neighbourhood, so the proposal does
naot create & conflicting land use. Furthermore, the site's soilk are poor and
vulnerable, allowing cnly shallow-rooted native hardwood vegetation to flounsh, so
no potential exists for sustainable agriculture (see Attachment D).

The site is identified as bushfire prone, but is already managed with fire breaks,
froed pump and hose units and water access points established to mitigate fire risk,
Bushfire Threat Assessment of the proposal, which nomenates building envelopes
with BAL's applied (see Attachment L), concludes that the application of APZ's
and the relevant construction standards within the site can provide adeguate
protection to life and property in the event of a bushifire.

The site is entirely free of nundation by flooding from the Paterson and Hunter
Rivers. [t extends in height to about L 50m AHD at its north-western comer, and
falls 8o about BL 20m AHD at the sowuth-western and north-easbern corners. The
proposal will not lead to land degradation or exposing ASS conditions.,
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The stte is serviced by reticulated power supply, but is not serviced by reticulated
sewer and water systems. Alternatively, On Site Sewage Management applies to
the locality as per Councl's OS5M Technical Manual, The site has capability bo yield
68 dwellings (i.e. 1 x 4-bedrocm dwelling per 0.4ha of usable area). The proposal
;i! utilise only 38% of this capability, thus resulting in 62% reserve capacity for

site,

As regards water supply, the capture of ramnwater apples to the locality. Based on
average rainfall data for the locality (1,000mm per year), each allctment in the
locality can be sustained for non-reticulated sources of water supply provided
350m2 minimum of impervious surface s available to capture and direct raanfall
runaff into sufficiently-sized tanks/ resarvoirs.

Applicable Local Strategy = Port Stephens Planning Strategy 2011

The PFot Stephens Panming Strategy 2011 (PSPS) & Council's adopted
comprehensive planning strategy that gusdes the operations of the Counal and the
future growth and sustainability of the LGA. It was a response to the Lower Hunter
Regional Strategy 2006 — 2031 (LHRS), and Council’s Communiy Seftferment and
Infrastructure Strategy 2007 and Rural Lands Strategy, and focuses growth and
expansion around existing centres and ssnvices. Amongst other things, it provides
strategic direction for: -

e o residential develooment as an accommadation aption,;

Comment: - the PSPS [Section §.4.4) reinforces the importance of imiting rural
residential development to appropriate lecations expressed in the LHRS, but alss
indicates ...

.. there may be ment fov limited, redatively minor extension of exising rural
resigential develppment where there is no adverse impact on either future
lamd wse capabilities or ffrastructure ... "

The proposal is considered to have such merit, in that the site; -

is already part of a neighbourhcod containing 28 rural ressdential lots
ranging in size between 1.5 hectares and 3.6ha (see Attachment I), being
the consequence of the “concessional lot™ provision in Clause 13 of the Bort
Stephens Local Envirormental Plan 1987, Whilst not originally an intended
outcome, this provision has, nevertheless, already transformed the locahty
from broad-scale rural land to a rural residential neighbourhood;

is part of a neighbourhood containing 28 rural residential lots ranging in size
between 1.5 hectares and 3.6ha (see Attachment I}, so that the proposal
is in-fill development, and presents no land use conflicts;
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i5 already accessed from Giles Road, and nearby electnoty and
telecommunication services;

has no capability for sustamable agnculture and contains no wiable maneral
resource; and
Eﬂgp:;namlmmwwmwmmwmwﬁm

Furthermora, the residue areas of the kocality have lmsted capability for further
expansicn due to the proximity and context of; -

the actvity area of the Brandy Hill Quarry;

stesp terrain exceeding 20% grades;

bushfire hazards; and

areas suiting conservation for biodiversity and comidor linkages,

Therefore, apart from Lot 14/846633, there s limited opportumity to expand the
number of dwellings in the Giles Road locality, so that the planning proposal

does not create a precedent and does not reasonably increase the expectations
of the owners of adjoining land.

In summary, the proposal is conssstent with this strategic direction, and therefore
with Council's Flanning Strategy,

Apphicable Local Strateqy - Port Stephens Rural Residential Strateqy 2017

Council adopted the Pot Stephers Rural Residential Strategy 2017 (PSRRS) on
13/6/17. It is an interim strategy that applies to non-agricultural rural land wathin
the Port Stephens LGA, and specifically aims to: =

L ]

provide criteria for which Council can assess the approprateness of rural

residential development planning propesals in the short term,

provide Counal and the community wath clamty on the future use and

development of rural lands;

ientfy preferred areas physically sutable for rural settlement whech are

compatible with surrounding land uses;

mm future development protects the environmental and cultural values of
& area;

engure that existing prime agricultural land i3 preserved and agricultural

industries are able to prosper and expand without being unduly himited by

neighbouring residential uses;

ensure that rural residential development does not hinder the strategic

development of urban settlements in the future; and

ensure new developments c<an have access to an approprate level of

community services in a cost effective manner.
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Maore spectically, the strategy suggests a set of spatially-based locational criteria
for assessing rural residential development proposals, divided into two levels:
namely “Exclusionary Crteria” and “Management Critenia”, as follows: -

1.0 Exclusionary Criteria Response
1.1 future urban growth areas satisfied
1.2 withan 2km of existing or planned satiiFied
| major employment areas | _
(1.3 slopes exceeding 18% grade | satisfied
14 Class 1 and Class 2 Acd Sulfate .
| Conditions . satisfied
1.5 below flood planning levels
identified on Council's Fooding satisfied
| Hazard Map_
1.6 high environmental value land inc.
SEPP 14 coastal wetlands plus satisfied
| 100m buffer, SEPP 71 coastal lakes |
1.7 nose exposure areas of ANEF 25 .
| orgreater =~ 00000 | i
1.6 important agricultural land  as i
defined by BSAL mapping satisfied
1.9 withan 500m of known extractive efiad
industry or mining sites -
1.10 mineral resource potential sites eaticfind
identified by State Government
The site is not affected by any “exclusionary”™ criterza,
__2.0 _Management Criteria | Response |

Fleeding

| Satisfied - the site is serviced by Giles Road, and
| is not solated n flood events. Alternative access
2.1 potential development | during most major flood events i3 already
isolated in flood events | established between the ste and Raymond
must demonstrate to have | Terrace by means of Clarence Town Road,
sccess o evacuation | Dixon  Street (Seaham), ‘Warren | Street
facilities, via a public road | (Seaham), East Seaham Road, Italia Road and
that is given 24 hours | the Pacific Highway. The site is otherwise 16km
warming of flood isolation | from Mastland, 15.5km from Raymond Terrace,
and 5.8km from “smaller village services™ at
| Wallalong.
2.2 development in focdprone
areas to sdentify minamum '
lot size areas I:Tlat provide not applicabie
appropriate stock refuge in |
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' flood svents

I Py — .
E. win e contour map with BAL's applied), which |

L'"intE“t il [ﬂfcmdudes that application of APZ's and the |

i in: m&!g the relevant construction standards within the site |
shmzpoi should provide adequate protection to life and |
D BaL appled " | Propery inthe event of a bushfe

“Environmentally Sensitive

. bad .

24 development in SEPP 71 |

2.3

Coastal Jone nesds t©
provide for the protection
of the coastal environment
for the benefit of both

present and future
generations through
promating ecological
sustainable  development
principles

rot applicable

| The proposal will cause an initial small loss of |

Koala feed trees, but can generate a significant |

| gain in habitat to satisfy this criteria.

The site presently contains 385 Koala feed trees

| comprising Forest Red Gum and Forest Grey |
| Gum speces (ses p. 9¢FAthd1tharu:l|
| pp.5-6 of Attachment Q).

The suggested building emvelopes and accesses |

| for all lots have been identified on the ground |

koala habitat areas and |
cormdors to be protected as
par the Port Stephens

(see photographs on pp.5-14 & 15-20 of |
Attachment 0). The tree removal data |
presented in Attachment O (pp.1-3) indicates |

| Koala feed tree loss can be limited to a total of |

| 13 trees, towards: -

erecting dwelings on all lots;

constructing driveways on all lats;

mantainang APZ's on all lots;

constructing the road through the site;
instalfing twa (2] detention basans; and
establishing a water access point to the |
exting SW dam for dedicated RFS use,

| To compensate fior thes loss, planting of like-tres '

PLANNING PROPOSAL 4 GILES ROAD, SEAHAM.

SR O
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| species can be established within areas of the |
| site previously cleared for pasture and pml-lnthrl
| deveid of tree cover; namely Sectors 1, 2, 3& 4 |

(see p.27 of Attachment O and p. 13 of

| Attachment N). A total of 454 plantings can |
| be achieved within the targeted areas, realising |
| a gain of 441 trees (or 34,92 trees planted for |

| sach tree removed) and a 114.5% increase in |
| the site’s Koala feed tree population (p.12 of
| Attachment N and p.9 of Attachment P).

In particular, 28 forage areas are being |
| ectablished about suitable habitat trees clear of |
{the suggested dwelling footprints within

2.6 development must nat
impact  on endamgﬂed

| Ecobogical mvestigation indicates the site does

| support threatened fauna species. In particular,

| it recammends measures be implementad o

| protect habitat supporting the threatened

| Brush-tailed Phascogale and Grey-crowned
Babbler species (see Secton 9 of Attachment

| G).

| As regards the Phascogale, the site is presently |
| and effectively managed to protect and enhance |
| habitat supporting the Phascogale (see |

| whilst 20 nesting/breeding boxes suitable for
| use by the phascogale are bemng installed ini
| rees clear of the suggestad dwelling footprings |

Attachment J).

Proposed Lots 2, 7, 13, 14, 15, 16, 20, 21, 22,
23 & 24 (s=e pp.5, 6-11 of Attachment J),

| within Proposed Lots 2, 3, 8, 12, 13, 14, 15, 16, |

|17, 18, 19, 20, 22, 23, 24, 25 & 26 (see pp.5,
| 12-16 of Attachment J). Significantly, all
| forage areas and nesting/breedsng spots can be

|retained  without  compromising the i

| areas across the entire site.

| As_regards the Babbler, the site presently

| contains only 12 nesting trees comprising the

management of the suggested APZ's or access

local Babbler community’s preferred Prckly

| Leafed Paper Bark species (see p. 2 of |

Attachment ] and p.4 of Attachment F]l.!

| These are all located nearby Heydons Creek, so |
| that no Babbler nesting tree loss will occur from
| the proposal.
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| & 2 (see ppd & 27 of Attachment O and |
| pp.11 & 13 of Attachment N). & total of 140
| plantings. can be achieved within the targeted
| areas, mlnmagmnflﬂﬂmm_lm

I
| Regardless, planting of the Babbler's preferred |
| nesting species can be established within areas
| of the site previously cleared for pasture and

presently devoid of tree cover; namely Sectors 1

that represents a massive boost to the site’s |

| Babbler preferred nesting tree population (p.12 |
| of Attachment N and p.9 of Attachment P).

The proposal is not expected to impact other
threatened species or habitats.

2.7 Development
contribute to

must
the

conservation of mportant

biodiversity values

or the

establichment of important |

bicdiversity
linkages

comidaor |

| State Forest system (I13km away), and is
| otherwise cdesr of “proposed Biodiversity
| comidors”, waterways, and Mational Parks and
| Reserves, It is mot recognised by the LHRCP as
| containing any priorty conservation areas (see |
| Figure 10).

| The site contains open woodland wvegetation
{ with a few older remnant trees surrounded by
| younger tree regrowth, but contains no nathe
| understorey (see Attachment G). Trees with
| hollows for roosting or nesting by avifauna,
| aboreal mammal, reptile and microchiropteran |
| bat species are distributed unevenly across the |
| site, with the majority located towards the SW

| underlying geclogy is near or at the surface and |
the soils are particularly fragile and poorly
| developed (see Attachment D Sectons 4.0 to
| 7.0), so that the woodland is vulnerable to wind
[ and storm events, and to competition for the
| site’s few nutrents.  Furthermore, active i
| ongoing management of the whole of Lot |
| 14/846633 is necessary to prevent w!ud
| reinfestation [sae.ﬁthdmﬂntﬁﬁecnm#l]
and Attachment E}, and to reduce fire risk to |
| existing mnfrastructure and the surrounding |

The ste is nearby, but beyond, the Llﬂ'nnmn

| dvwray from Barties Creek at the SW corner, the

settlement (see Attachment H).
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| On this basis, the site, generally, could not E:
| congidered  significant  towards  conserving
| important biodiversity values,

| Regardless, ecological investigation
| recommends measures be implemented to (see |
| Spction 9 of Attachment Gl -

|+ avoid remaving large clder trees and hollow-
bearing trees, and compensate for native

vegetation remsoved;

2018) contains 5,105 mature rees,
comprised predominantly of Iron Bark
[62%), Spotted Gum {30®%), Forest Red
Gum/Grey Gum [7%) species [see p.4 of
Attachment P).

Some (83) of these mature trees are
habatat trees (HET's) - all HET's have been
located, tagged and wniguely numbered
(see Appendix E of Attachment G).
Building envelopes can be positioned to
avoid removal er disturbance to any of
these HBT's (ses Attachment R).
Furthermore, one (1) HET (no. 28) s
positioned within  the Outer Protection
Area of the APZ for Lot 14 only, whilst
HBT's extend into the BAL-29 area for Lot
2 (2 = HBT nes. B1 & 82), Lot 5 (1 = HET
no. 78), Lot & (1 — HBT no. 30), and Lot
11 (1 - HBT no. 10). Significantly, all
HETs can be retaned  without
compromissng the management of APZ's
across the entire site.

In addition, the suggested building
envelopes and accesses for all lots have
been idenbfied on the ground (see
photographs on pp.5-14 & 1520 of
Attachment 0). The tree removal data
presented in Attachment O (pp.1-3)
indicates tree loss can be hmited to a total
of 239 trees, towards: -

» erecting dwellings on all lots;

Comment: - the site presenty (at January |
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constructing driveways on all lots;
maintaining APZ's on all lots;
constructing the road through the ste;
installing two [2) detenbon basins; and
establishing a water access point to the
existing SW dam for dedicated RFS

LSe,

To compensabe for this loss, planting of
like-tree species can be established within
areas of the site previcusly deared for
pasture and presently devoid of tree
cover; namely Sectors 1, 2, 3 & 4 (see
p.27 of Attachment O and p. 13 of
Attachment N} A total of 749 plantings
can be achieved within the targeted areas,
realising a gain of 510 trees (or 3.13 rees
planted for each tree removed) and a
9.9% increase in the site’s tree population
(p.9 of Attachment P).

=  manage weeds in the long-term;

Comment: - the site is prasantly and

effectively managed to minimise the
occurrence  of noxiows  speces  (see
Attachment E). The proposal involves
maintaining this weed management

| » protect habitat supporting the Brush-tailed

Phascogale species:

| Comment: - the site s presently and

effectively managed to protect and
enhance habitat supporting the Phascogale
([zee Attachment J).

In particular, 28 forage areas are beng
established about suitable habitat trees on

Lots 2, 7, 13, 14, 15, 16, 20, 21, 22, 23 &
24 (see pp5, 6-11 of Attachment J),
whilst 20 nesting/breeding boxes suitable
for use by the phascogale are beng
installed in trees on Lots 2, 3, 8, 12, 13,

14, 15, 16, 17, 18, 19, 20, 22, 23, 24, 25
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B 28 (see pp.5, 12-16 of Attachment J).
Significantly, all forage areas and
nesting/breeding spots can be retained
without compromising the management of
AFZ's across the entire site,

{ = protect habstat supporting the Koala species;

Comment: - the site presently contams
385 Koala fesd trees comprising Forest
Red Gum and Forest Grey Gum species
[see p. 9 of Attachment P and pp.5-6 of
Attachment Q).

The suggested building envelopes and
accesses for all lots have been identified
on the ground (see photographs on pp.5-
14 & 15-20 of Attachment O), The tres
removal data présented in Attachment O
{pp.1-3) indicates Koala feed tree loss can
be mited to a total of 13 trees, towards: -

erecting dwellings on all lots;
constructing driveways on all lots;
maintaining APZ's on 3l lots:
sonstructing the road through the site;
installeng two [2) detention basins; and
establishing a water access point to the
existing 3W dam for dedicated RFS

USe,

LR T T

To compensate for this loss, planting of
like-tree species can be established within
areas of the site previously cleared for
pasture and presently dewoid of tree
cover; namely Sectors 1, 2, 3 & 4 (see
p.27 of Attachment O and p. 13 of
Attachment N). A total of 454 plantings
can be achieved within the targeted areas,
realising a gain of 441 trees (or 34.92
trees planted for each tree removed) and
a 114.5% increase in the site’s Koala feed
tree population (p.12 of Attachment N
and p.9 of Attachment P).

Accordingly, the proposal will not result in
development that would sever koala
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movemient across the site, but will, with a
gain of 114.5% m the site's current Koala
fead tree population, enhance the site's
«capability for Koala movement.

| = protect habitat supporting the Greyv-crowned
Babbler species; and

Comment: - the site presently contams
only 12 nesting treses comprising the hocal
Babbler community’s prefermred Prickly
Leafed Paper Bark specees (see p. 2 of
Attachment J and p4 of Attachment
P). These are all located nearby Heydons
Creek, so that no Babbler nesting tree loss
will occur from the proposal,

Regardiess, planting of the Babblers
preferred nesting  species can be
established within areas of the site
previously  cleared for pasture and
presently devoid of tree cover; namely
Sectors 1 & 2 (see ppd & 27 of
Attachment O and ppdl & 13 of
Attachmeant N). A total of 140 plantings
can be achieved within the targeted areas,
realising a gain of 152 trees without loss
that represents a massive boost to the
site's Babbler preferred nesting tree
population (p.12 of Attachment N and
p.9 of Attachmant P).

= control predation by domestic cats and dogs,

Comment: - the proposal mvolves placing
restrichions to prohibit domestic cats, and
b limit domestic dogs to one (1) per lot
contained within a koala-proof compound
(see p.2 of Attachment P and p.3 of
Attachment Q).

The measures described above ensure I:htl
| proposal does mot negatively impact the site’s
| existing biodwersity values. More ssgnificantly, it
| generates positive strategic outcomes for the
| site by increasing tree population, restoring
| vegetation canopy to areas denuded by past
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| grazing activities, enhancing habitat for the |

Phascogale, Koala and Babbler speces, ensunng

| weed management is maintained, and formally |

establishing controls  for dmﬂn: cats andl

| dogs.

Furthermaore, the proposal’s 26 allotments and |

| suggested building envelopes are located o |

protect the potential for Barties Creek as the |

| site's principal cormdor linkage.

| Aircraft Noise

2.8 nofse exposure areas of
ANEF 25 or greates

rot applicable

Hn-n-:huﬂuinll Cultural

|29 development near fdems |

identified within the PSLEP
2013 need to consider the
impact on heritage values,
including the setting of the
items and any
ardmnlaii:al femains

not applicable

 Aboriginal Cultural heritage

2.10 development should |
undertake an initial
assessment af the

likelhood of Aboriginal
cultural  hentage  values
including:

- a search of the Aboriginal
Heritage Information
Management System
(AHIMS);
determination of whether

thi SIes include |

landscape features that
indscate the likely
presence  of aborignal
abjects;

site spections; and
consultation  with  the
Aboriginal community.

The AHIMS and Australian Heritage databases |
list the site as containing no known a'hangln.al
wems of hentage  significance  (see |
Attachments B & C).

The site is within the Wonmi Local Aborsginal |

\Land Council (LALC) area (see Figure 13).

Informal enquiries by the owner's agent wrth
the LALC have confimed the site has no |
heritage or cultural significance.

The site can be investigated formally for |
heritage  and  cultural  significance  at I
Development Applicabon stage.,

| Drinking Water Catchments

| 2.11 Development  within_ a |

drinking water catchment |
must be able tw be |

connected to reticulated

Satisfied - the site is not within a drinking water |
catchment.
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sewer and able 1o
demonstrabe NorBE ‘neutral
and beneficial effect’ in
accordance  with  Hunter
Water requirements

| Rural Land Resources

1km buffer from existing

measures  from  property
boundary to  property |
boundary. Development |
proposed within the lkm
buffer is required to provide |
:mertremtuutahluh

| The ste adjoins Lot 5171069432 at 599 Clarence
| Town Road, Woodville, which contains a poultry
| facility with four (4) large sheds. The facility is |
| leased for “free ramge”™ egg producton to
| "Manning  Valley Free Range  Eggs”
| (http:/ /v manningvalleyeggs.com.au/)  to
| generate interim income that meets holding I
| expenses (pers. Comm, McCloy Group 20/9/17).

| Facility.

| The sheds are located 230m, 260m, 300m and
| 330m respectively from the SW comer of the |
2.12 Development is a minimum |
| Attachment K Sections 2.2 & 2.3).
agrcultural industnes (e.g. |
Poultry farms, aquaculture) |

. | farthest shed when the faclity 1 operating at
| capacity. The resulting arc (i.e. scribed from
but not be limited to noise, |
odowr, visual amenity and |
| on Lot 51/1069432 at full capacity is unlikely to
| generate adverse odour impact on future rural
| residential development established on Lot |
| 14/846633 (see Attachment K Sections 2.4 & |
[ 3.1

| Noise

| Residents in the Giles Road have observed the
| dominant prevailing winds to be directed
| towards the SW across the locality (perscomm.
| Rod Jeyee 13/11f17). On this hasis, the
idnrmnanl: prevailing winds encounter the |
| existing pmh‘.rr Facility after exsting the sibe, 5o |
| that ongoing operation of the facility on Lot |

The owner is not intending to expand the

site, and has a capacity for 89,840 hens (ses

Visual Amenity

The facility s concealed from the site by the
vegetabion along Barbes Creek, and thereby is |
mat readily wisible.

Odeur
A separation distance of 413m applies to the

the farthest shed) generally Follows Barties
Creek, so that ongoing operation of the faciity
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| 511069432 is unlkely to generate adverse |

| noise  impact on  future
| development established on Lot 14/846633.

| Precautions to minimise biosecunty risk form
| essential elements of the Ffaclity's existing
| operation, and the proposal does influence the |
| effectiveness  of these precautions
| Attachment 5 Section 3)
| effectiveness of the precautions could be
| enhanced by: -

[ Satished — the site is not identified as containing

impact on shrategic  oF |

important energy, mineral |
ar extractive resounie

viability

| TESOUTCE,

rural residential |

(see |
Regardless, the |

# erecting high chain-wire fencing along the |
common bou between Lot 14/846633 |
and Lot 51/1065432 to impede unauthorised i
visitor entry and entry by other animals to
the facility from Lot 14/846633; and

# placing restrictions on the keeping ufl
domestic dogs and cats withan the aliotments |
created upon Lot 14/846633 to further |
control the ncidence of unauthorsed Enlnrl
by domestic animals to the facility from Lot |

14/846633.

any wiable resource, and is located more than
| 0.5km from the nearest identified extractive

Scenic Amenity

214 A wisual
assessment s reguired for

impact |

land within a high or very |

high landscape area as

| Landscape Character Type by the Rural Land |

defined in the Rural Land |

Study

2.15 Development fronting road |
CORTHONS to ichentify |
appropriate buffer zone to

prevent clearing  and |

protect scenic gualities

| Satisfied -

Mot applicable = the site is located within the
“River Estuary = hills, kowlands & wetland”™ Rural |

Study

Attachment L indicates the
following road setbacks to the proposed building
| envelopes = these are sited to minimise clearing
and offer scenic quality: -

Lot 1 = 55m to Giles Road

Lot 2 — 45m/40m to Giles Rd/internal road
Lot 3 = Z0m to internal road

Lot 4 — 40m to internal road

Lot 5 = 35m to internal road

Lot & - 30m to internal road
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' Lot 7 = 20m to internal road

Lot & — B60m to internal road
Lot 9 = 45m to internal road

Lot 10 = 35m to mternal road

Lot 11 = 75m to mternal road

Lot 12 — B5m to mternal road

Lot 13 = 25m to intermnal road

Lot 14 = 40m to mternal road

Lot 15 = 100m to internal road
Lot 16 = 30m to internal road

Lot 17 - 50m to mternal road

Lot 18 = 30m,30m to mnternal road
Let 19 — 25m to mternal road

Lot 20 = 25/35m bo internal road
Lot 21 — 45m to mternal road

Lot 22 = 40m o nternal road

Lot 23 = 25m to internal road

Let 24 = 50my/30m bo mternal road
Lot 25 = 35m/35m to mtemal road
Lot 26 — 55m to mternal road

Infrastructura and Services

| 2.16 Development must be | Satisfied — Giles Road and Croft Road are sealed

. ‘accessed via sealed roads | roads that link the site to Clarence Town Road

2.17 Dev:hﬁmt miust ot
result in the creation of |
direct access to a state |

. road

2.18 Local infrastructure |
contnbutions must  not | Satisfed - the site s already part of a
require & level of | neighbourhood containing 28 rural residential
infrastructure greater than | lots where sufficient local infrastructure has
the nexus of apportionment | been established, so that no significant change
sndfor are eguivalent o | to the current level of contributions is required.
§20,000 per lot, or less |

2.19 Development must not |
create additional demand  Satisfied = the proposal doss not generate any
Fnr unplanned state | demand for state infrastructure upgrades.

lﬂﬂgvehmmtmmbgdﬂe | Satisfied - i= already part of a neighbourhood

to be connected to | containing 28 rural residential lots connectad to

. reticulated power supply Emiwl:tad poveer supply.

2.21 Development requining on- | On Site Sewage Management apples to the
site sewage disposal must | locality as per Council’'s O55M Technical Manual,
be camied out in | The site has capability to yield 68 dwellings (i.e.
accordance with Counclls | 1 x 4-bedroom dwelling per 0.4ha of usable |
Development  Assessment | area — see Section 2.2.6 above). Th!pmpusa”

Framework (DAF) for the | will utilise only 38% of this capability, ﬂ'lus,

| Satished - Giles Road is a local road.
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' management of on-site | resulting in 62% ressrve capacity for the site.
ERWagE management, |
which includes a
performance standards and
recommendations  about
appropriate areas

The propesal readily satishes the PSRRS "management” criteria a5 regands flsading,
aircraft moise, mon-Abonginal and Aboriginal cultural heritage, and drinking water
catchments, and, by implementing design that minimises risk ta and by the
environment, can satisfy the “management” coriteria as regards bushfire,
environmentally sensitive land, rwral land resources, scensc amenity, and

infrastrsctune and sernces.

3.0 Land to where the assessment

criteria applies Response
3.1 Zoned RU1 — Primary Production,
RUZ  Rural Landscape, E3

Ernvironmental Management, E4
Environmental Living

Satishied — the site is within Jone RUZ2

3.2 Located a minimum of B0 metres

from existing RUS - Rural Village or

R2 Low Density Residential zoned

. land

13
BOD metres of existing RS Large
Lot Residential zoned land at the

Land outside that identified above
may be considered if it can be
justified that its inconsistency is of

inar significance

LR

Any part of the lot is located within |

{and nearby
| settlements at Wallaleng and Brandy

| Satisfied = the site iz located 2.7km N

from land curmently
Wallaleng

Mot satisied = the site is located 1,6km
N and 2km NW respectively of land
zoned RS at High Street, Wallalong and

zoned R2

in

| Brandy Hill Drive, Brandy Hill,

Satished - the site is located between
bwa  rural residential

Hill, so that a residential settlement
pattern has emerged in the area.

| More significantly, the site is already
| part of a neighbourhood containing 28

rural residential lots ranging in size
between 1.5 hectares and 3.6ha (see

Athdmntl],hangﬂwe:msequeﬂ{el
{of the "concessional lot™ provision in

Clause 13 of the Pt Stepfhens Local
Emvirormenial Blan 1987 Whilst not

{ origmally an intended cutcome, this

provision has, nevertheless,  already
transformed the locality from broad-

| scale rural land to a rural residential
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neighbourhood - the inconsistency with
33 above is therefore of minor
significance

The site is not consistent with the “assessment criteria”, only in that is not located
within B00m of existing Zone RS land, However, this inconsistency is considered to
be of only minor significance because the site is already part of a neighbourhood
containing 28 rural residential lots, being the consequence of the “concessional o™
provision in Clause 13 of the Por? Stepherts Local Envirorimenial Fian 1987, Whilst
not orginally an intended outcome, this provision has, nevertheless, already
transformed the locality from broad-scale rural Laind to a rural residential

neighbourhood.

Furthermore, the only nearby supply of existng, vacant, serviceable Zone RS land
is located about 1.6km S of the site at Wallalong (see Figures 5 & 6). [t contains
about 21ha of land not affected by any "exclusionary” criteria, Thes suggests a
maximum yield of 20 allotments, and, using the projected demand for Martland LGA
[see DPSRRS Vol 1 Section 4.2), has anly 1 year's available supply.

Rural Residential Land Supply & Demand [using criteria Table 1 of DPSAR Vol 1 Sac 4.7)

' | Supply
Praojected Projected
LGA Supply Avg dwigshyear Dhe » Avaitable
— tyears)
Maitland 1,064 ar
wl"-ﬁﬂ— #1
Existing Zong 20 L 1.0°
Rélod |
TOTAL 1114
" assusmes distribution of “Awy dwigs/year- b spread evenly between the 2 x LGA's

Summary of Applicable Strategies

The site generally matches the charactenstics for “rural ressdential development”
identified by the PSRRS, and otherwise is consistent with both the applicable
regional and local strategies for rezoning to rural residential land use, It: -

= ia located within 20km of the major regional centres of Maitland and Raymeond
Terrace;

» is located within a neighbourhood already established with 28 rural residential
lots ranging m se bebeeen 1.5 hectares and 3.0ha, that is serviced by Giles
Road and reticulated electricity;

» containg no significant biodiversity or conservation values, but ctherwise
contains values for threatened Koala, Phascogale and Babbler species which can
be formally established and sustained with rural residential development;
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# contains no agricuftural or mineral resource attributes, but otherwise s located
nearty a “free range” egg production facility which s presently leased to
generate mtenm income for only holding expenses, and which poses no visual,
noise or odour issues;

» is elevated above the floodplain; and

¢ s otherwise not exposed to significant natural hazard impacts.

Significantly, the proposed lot size wvaration is consistent with the prevailing
subdivision pattern in the neighbourhood, so that the risk of setting an undesirable
precedent for other "RUZ Rural Living™ land is low.
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6.5 Isthe planning proposal conzistent with State Environmenizil
Planning Policies?

Applicable SEPP - SEPP 30 - Intensive Agriculture

State Emvironmental Plannig Policy Voo 30 - Infensive Agricuiture [SEPP30)
primarily aims to encourage cattle feedlots” and “piggeries”, and provides a state-
wide approach to the approval of those activities. However, the policy does not
apply where those activites are prohibited by another envircnmental planning
instrument,

Under the PSLEP, “intensive plant agricutture” is permitted on land zoned RUZ
without consent, but "intensive [vestock agriculture™ is probabited development,
The PSLEP states: -

intensive vestock asgricuffure means Bhe keopoxy or Dreeding,  for
commarcial purposes, of caltle. pouliry, plgs, goals, harses or other vesfock
fhat are fed wholy or substantially on externaly-sourced feed, and incliides any
of the following:

{a) dairies (restricted]),

(&) feediors,
(c) piggertes,
(a} poultry farms,

but does not include extensive agricuiture, aguaculture or the operation of
faciities for drought or similar emergency relief,

“Catthe feedlots™ and “piggeries” as per SEPP30 are “intensive livestock agriculture”,

and are therefore alresdy prohibited development on Lot 14/846633, =o that
SEPP30 does mot apply.

Relevant [ Congistent | Inconsistent /Comments:
Planning Proposal is not inconsistent with SEPP 30.

Applicable SEPP - SEPP 44 - Koala Habital Prolection

State Environmental Planriing Policy Wo. 44 — Koala Habitat Protection (SEPP 44)
aims to encourage the conservation and management of natwral vegetation areas
that provide habitat for koalas to ensure permanent free-lning populations are
maintained over their present range, and to reverse the current trend of koala
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population dechine. The policy provides the state-wide approach needed to enable
appropriate development to continue, while ensuring there s ongoing protection of
koalas and their habitat.

The Port Stephens Comprehensive Koala Plan of Management (PSCKPOM) applies
to the Port Stephens LGA for the purposes of SEPP 44. Its principal objectves are
o

v Svaluale and rank koala habitat throughoct the Fort Stephens LG4,

v ety prionily conservabion areas and strategies fo protect sigmificant kosla
habitat and popuwiations;

s idently Bhreats Bhat impact on koalas and kaala habitat;

=  provide for the long-term sundval of koala populiabions by devising consanvalion
strategies o efectively aodress aach of the threats impaching o koalas and
Kol ta;

»  provide for the restoration of degraded koala habitat areas;

o ensure that adequate detall i provided with Development Applications in order
fo assess, minimise and ameliorate Weely impacts on koala habitat;

o Orovide guidelines and development standards fo protect koalas and koals
habital:

¥ Orovde for effective pUBic awareness and SoLcabon progants Concerming koals

* SNCOUWNAOE SPPrOpIaie Bo-louTST! prOgraTs,

¢ provide & formal approach Ffor the sssessmnentt, relrieval rehabiitation and
release of sick, Injured, orphaned or disiressed koalas,

v ey polfeniial funding sownces for impiamanialion of the PSCKPoM;

v faaitale tarpeled koald conservabion and  management-onemied  research
projiects within he Port Stepbens LGA; and

= provide for the effechive implementation and monitoring of the PSCKPpM.

Congistency & [mplications: -  The PSCKPOM's Koala Habitat Planning Map (see
Figure 18) suggests: -

« “preferred” habitat and asscciated 50m buffer traverse the NE cormner of Lot
14/846513, coinciding with Heydons Creek: and
« “marginal” habitat extends mainly across the NE and SW corners of the site.
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However, field surveys (see Attachment G Section 7 and Attachment Q pp.5-6)
indicate the "preferred” habitat mappeng is erronecus, with a moderate to hagh
density of habitat specimens occurring at the SW corner, along Bartes Creek. The
site presantly contains 385 Koala feed trees comprising Forest Red Gum and Forest
Grey Gum speces (see p. 9 of Attachment P and pp.5-6 of Attachment Q).

The suggested building envelopes and accesses for all lots have been identified on
the ground (see photographs on pp.5-14 & 15-20 of Attachment O). The tree
removal data presented in Attachment O (pp.1-3) indicates Koala feed tree loss
can be mited to a total of 13 trees, towards: -

¢ erecting dwellings on all lots (3 trees lost on Lot 7, 2 trees lost on Lot B, 1 tree
each kost on Lots 9 & 23);

constructing driveways on all lots (NIL trees lost);

maintaining APZ's on all lots (3 trees bost on Lok 7);

constructing the road through the site (1 tree lost);

installing two (2) detention basins (2 trees lost); and

establishing a water access point to the existing SW dam for dedicated RFS use,
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To compensate for this loss, planting of ike-tree species can be established wathin
areas of the site previously cleared for pasture and presently devoid of ree cover:
namely Sectors 1, 2, 3 & 9 (see p.27 of Attachment O and p. 13 of Attachment
M), & total of 454 plantings can be achieved within the targeted areas, realising a
gain of 441 trees (or 34.92 trees planted for each tree removed) and a 114.5%
increase in the site’s Koala feed tree population (p.12 of Attachment N and p.9 of
Attachment P), More significantly, the plantings can create linkage bebween the
“preferred” habitat areas along Barties Creek and the lower reach of Heydons Creek
near the SE cormer of the site,

Accordingly, the proposal will not result in development that would sever koala
movement across the site, but will, with a gain of 114.5% in the site's current Koala
feed tree populatson, enhance the ste's capabality for Koala movement.

For rezoning requests, performance criteria are applied by the PSCKPOM [Appendix
2}, as fellows: -

al Not residt in development within areas of Preferred Koala Malvtat or defined
Habitat Buffors,

Comment: - the proposal will result in development to create allotments
within areas of Preferred Koala Habitat (namely Lots 6, 7, 8, 9, 21 & 22) and
defined "mainly cleared” Habitat Buffers (namely Lots 5, 10, 20 & 23), but Koala
feed tree loss can be limited to only 13 trees.

To compensate for this loss, the planting of like-tree species can be established
within areas of the site previcusly cleared for pasture and presently devosd of
tree cover. A total of 454 plantings can be achseved within the targeted areas
[inchsding 40 trees along Barties Creek), realising a gain of 441 trees (or 34.92
trees planted for each tree removed) and a 114.5% increase in the site's Koala
food tree population (p.12 of Attachment N and p.% of Attachment P). This
would result in a substantial and strategic expansion of the Preferred Koala
Habitat area within the site. More significantly, the plantings can create linkage
between the "preferred” habitat areas along Barties Creek and the lower reach
of Heydens Creek near the SE corner of the site.

Accordingly, the proposal is justified i not complying with thes performance
criterion because of its potential to realise a substantial increase to the area of
Preferred Koala Habitat and provide Binkage between areas of Preferred Koala
Habitat.

&) Afow for only fow imoact deveiooment Within Araas of Supohamaenian” Koals
Habitat and Habitat Limking Areas.

Comment: - the site is assessed as containing no areas of Supplementary
Koala Habitat or Habitat Linking Areas (see Attachment G Section 7.4 (b))
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c)

)

Mitimise the removal of any individuals of preferred koala food frees, where
aver they ocour on the site,

Comment: - the suggested building envelopes and accesses for all lots in
the propesal have been identified on the ground (see photographs on pp.5-14 &
15-20 of Attachment O). The tree removal data presented in Attachment O
(pp.1-3) indicates Koala feed tree loss can be limited to a total of 13 trees,
towards: -

e erecting dwellings on all lots (3 trees lost on Lot 7, 2 trees lost on Lot 8, 1
tree each lost on Lots 9 & 22);

constructing driveways on all lots (NIL trees lost);

maintasning APZ's on all lots (3 trees lost on Lok 7);

constructing the road through the site (1 tree lost);

installing two (2) detention basins (2 trees lost); and

establishing a water access point to the existing SW dam for dedicated RFS
use,

Te compensate for this loss, the planting of like-tree species can be establishad
withan areas of the site previcusly cleared for pasture and presently devoid of
tree cover. A total of 454 plantings can be achieved within the targeted areas
[inchuding 40 trees along Barties Creek), realising a gain of 441 trees (or 34,92
trees planted for each tree removed) and a 114.5% increase in the site's Koala
feed tree population (p.12 of Attachment N and p.% of Attachment P). This
would result in a substantial and strateqic sxpansion of the Prefermed Koala
Habstat area within the site. More significantly, the plantings can create linkage
betwesn the "preferred” habitat areas along Barties Creek and the lower reach
of Heydons Creek near the SE comner of the site,

Accordingly, the proposal can result in minimal tree loss, but can also realise a
substantial gasn of 114.5% in the site’s current Koala food tree population that
is strategically positioned to enhance Koala movemeant.

Mot resl in develaoment iwhich wouwld sever koala movement across the site,
This showld include consideration of the need for maximising free retertion o
the site generally and for minimising the hkelhood of impediments to
salesunrestriched koaly movemeant.

Comment: - the site presently (at January 2018) comtains 5,105
mature trees, comprised predominantly of Iron Bark (62%), Spotted Gum
[30%), Forest Red Gum/Grey Gum (7% speces (see p.4 of Attachment P).

Some (B3] of these mature trees are habdtat trees (HET's) - all HET's have been
located, tagged and uniguely numbered (see Appendi E of Attachment G).
Building envelopes can be positioned to avoid removal or disturbance to any of
these HET's (see Attachment R).
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In addition, the suggested building envelopes and accesses for all lots have
been identified on the ground (see photographs on pp.5-14 B 15-20 of
Attachment O). The tree removal data presented in Attachment O (pp.1-3)
indicates tree loss can be imited to a total of 239 trees.

To compensate for thes loss, planting of Bke-tree speces can be established
within areas of the site previcusly cleared for pasture and presently devoid of
tree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of Attachment O and p. 13 of
Attachment N). A total of 749 plantings can be achieved within the targeted
areas, realising a gain of 510 trees [or 3.13 trees planted for each tree
remaoved) and a 9.9% increase i the site's tree population (p.9 of Attachment
P).

Impediments to safe and wnrestricted Koala movernent can be minimised by
placing restrictions to (see p.d of Attachment P and p.3 of Attachment Q) -

prohibit domestic cats;

mit domestic dogs to one (1) per lot contained withan a koala-proof
compound;

it roadway and boundary perimeter fencing to post, ral and/or plain
wire fencing, with 0.25m clearance from the ground surface;

enclose pools and basins with panelled fencing;

et the speed of vehickes to 50kph; and

pbligate residents to maintain the tree planting and other current
established conservation initiatives,

Relevant | Consistent | Inconsistent [Comments:

Planning Proposal’s inconsistency with the Port Stephens CKPoM, and |
therefore SEPP 44, can be justified by its potential to significantly |
expand Preferred Koala Habitat and provide linkage between

Preferred Koala Habitat areas — this can be confirmed at Development |

Applicable SEPP = SEFPF 55 = Remediation of Land

Sate Envirommental Planning Polficy No. 55 — Remediation of Lang (SEPPSS)
prmanly aims to promobe the remediaton of contaminated land to reduce harm to
human health and the environment, and provides a state-wide approach to
development consent, rezoning land, remediation standards and notification
requirements,

Lot 14/846633 has been utiksed for grazing (up to 12 animals), and before 1983
was specifically a flood refuge for stock (see Attachment D Section 1.0) as part of
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an extensive pastoral holding extending to south towards the Hunter River into
McClymonts Swamp., Such activity has been unlikely to generate significant
contaménation of the land,

Relevant [ Consistent [ Inconsistent [Comments:

| The consistency of the Planning Proposal with SEPP 55 can be
~confirmed at Development Application stage (i requared).

Applicable SEPP - SEPP B2 — Sustainable Agriculiure

State Environmental Flanning Policy Ne, 82 — Sustainable Agncufiure (SEPPE2)
primarily aims to encourage sustainable land-based and natural water-based
squaculture, and provides a state-wide approach to the approval of those activities.
The policy enables both "pond-based aquaculture”™ and “tank-based aquaculture” to
occur on land zoned RUZ.

Lot 14/846633 is part of a locality neither established, nor identihed suitable, for
sustainable aquaculture.

Relevant [ Consistent / Inconsistent /Comments:

Planning Proposal is not inconsistent with SEPP 62.

Applicable SEFP = SEFPF [Rural Lands] 2048

State Environmental Planning Policy (Rural Lands) 2008 (SEPP RL) primarily aims to
facilitate the orderly and economic use and development of rural lands, to identfy
rural planning and rural subdivision principles, to implement measures to reduce
land wse conflicts, and to protect the omgoing wiability of State significant
agricultural land for agricuftural use.

The Rural Planning Principles of SEFP RL are: -

fa) the promotion and protection of opporfunities for current and potential
productive and sustainable econpmic achivities dn rwral areas,

Comiment: Lot 14/B465633 has been utilised for grazing (up to 12 animals),
and before 1983 was specifically a flood refuge for stock (see Attachment D
Section 1.0 as part of an extensive pastoral holding extending to south towards
the Humter River into McClymonts Swamp. It is not identified as "Biophysical
Strategic Agricultural Land” by the DPFSRRS [see Figure 19).
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With the emergence of rural ressdential lots in the locality, and particularly
because of poor feed availability, there has been no recent attempt to establish
a commercially-viable agncultural enterprise on the site. This is understandable
gince its soils are poor and wvulnerable, allowing only shallow-rooted native
hardwood vegetation to flounsh (see Attachment D Sections 5.0 & 6.0);
consequently, the site has no potential for contemporary agribusiness oplions
[1.e. beef production, feed lotting, cropping, plantation, horticulture, commaercial
nursery, horse stud - see Attachment D Sections 9.0 & 10.0).

MNearty "Free Range” Poultry Acbvity

The site adjoins land roned "RUZ Rural Landscape” that contains a poultry
facility. The facility i leased for "free range” egg production to generate intenm
income that meets holding expenses [pers. Comm. McCloy Group 20/9/17). The
awner is not ntending to expand the facility, which is located on land that forms
part of the Wallalong "future growth area” flagged by the PSPS (see Figure 2).
As discussed in Section 2,2.2, the adjoining land has already been the subject of
a planning proposal to create a towniship for 3,700 dwellings.

The poultry Faclity includes (see Attachment K) four (4) large naturally-
ventilated sheds and three (3) paddocks for free range access to open space
and managed grassland. The facility is assessed to have a "Shed Area” capacity
for 89,840 hens (even though the "Outdoor Range” capacty is only 18,900
hans). Using the Tachnical nofes = Assessment and management of odour from
staponany sources i MSHW {NSW Department of Enwvironment and Consarvation,
November 2006), a separation distance of 413m applies to the farthest shed
when the facility is operating at capacity. The resulting arc {i.e. scribed from
the farthest shed) generally follows Barties Creek, so that engoing operation of
the Facility at full capacity ks protected since it & unlikely to generate adverse
odour impact on future rural residential development established on Lot
14/846633,

The ste i also kocated 0.8km north from the nearest land zoned "RUL Prmary
Production”, and, apart from the “free range” egg producton facifity discussed
above, there i no intensive agriculiural activity conducted in its vicinity - Lok
14/846633, therefore, will not impact on current, or potential opportunities for,
primary production.
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(B} recogmition of the importance of ruval lands and agricilture and the changing
nature of agricuifure and of frends, demands and issues i agricolfure i the
aregd, reqion or Sale,

Comment: Lot 14/B465633 would be utilsed for in-fill rural residential
development that is unlikely to impact on the region’s agriculture-related trends,
demands and issues.

(¢} recogmation of Bhe signifcance of rval land uses fo the Sate and rural
developmen,

Comment: Lot 14/846633 is not sdentified as “Biophysical Strategic
Agricultural Land™ by the DPSRRS (see Figure 19), and does not contribute
significantly to the State and rural communities’ primary production,

{d} in plamning for rural fands, fo balance the social economic and emvironmental
interests of Bhe Covmiumy,

Comment: Lot 14/846633 is part of a neighbourhood containing 28 rural
residential lots ranging in size bebween 1.5 hectares and 3.6ha (see
Attachment I), being the consequence of the "concessional lot”™ provision in
Clause 13 of the Porr Stephens Local Environmental Plan 1957, Whilst not
originally an intended outcome, this provision has, nevertheless, already
transformed the locality from broad-scale rural land to a mural _resdental
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gé'gﬁbcrurhm_-d, so that the plannmg ﬁrnp:rsal iz in-fill di'u'llup-mu'lt and
presents no land use conflicts, and thereby balances the social, economic and
environmental interests of the community.

(el the identifcation and protection of ndlural résources, having régard o
maintaiming odhwarsiy, the profection of nalive vegetafion, the imporiance of

Comment: Lot 14/846633 is 1.8km from the activity areas of Brandy Hill
Quarry (see Figura 7) which is recognised as a "non coal extractive resource”
by the LHRS (ses Figure 11), and i= accessed from Giles Road, as well as
Clarence Town Road,

In this context, the site is ideally located in that it -

* iz on the opposite side of the ridge from, and well clear of, the direct mpacts
of quarry activity;

» is nearby a facility authorised to supply a resource required for development
works, thereby minimising transportation costs and environmental footprnt.

Geclogically, the site contains several areas of rock ocutcrop and otherwise
consists of a thin soll cover overlaying medmum to coarse grained Bthic
sandstone and some conglomerate. This material is unsuitable as a resource for
commercial extraction (see Attachment D Sactions 4.0 & 10.0(g)).

The site is flood-free, and presents as managed open woodland with no native
understorey, It is curremtly managed to maintain the site's significant
biedmversity values [see Attachment J].

The planning proposal provides a viable structure for continueng the
management of its bicdiversity values and native vegetation; the effectiveness
of this structure can be confirmed at the Development Application stage.

(¥} the provision of opportunities for rural Westyle, sattiernert and housing that
covtfrine fo the soca and economic welfare of rurdd communiies,

Comment: the planning proposal will create 26 additicnal allotments as in-
fill development (see Figure 9).

{g} the consideration of impacts on senices and infrastruciune ad’ appropriate
lacation when providing for rurl Rousing,

Comment: Lot 14/846833 is accessed from Giles Road, and is nearby
electricity and telscommunication services.
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The site is not solated in flood events. Alternative access during most major
flood events is already established between the site and Raymond Terrace by
means of Clarence Town Road, Dion Street (Seaham), Warren Street
[Seaham), East Seaham Road, Italia Road and the Pacific Highway. Regardless,
the impact of flecding would be limited because of the in-fill characteristics of
the planning proposal.

i} ensuring consistency with any applicable regional strategy of the Department
of Planning or any applicabie local strategy endorsed by the Director-General,

Comment: an mconsistency exists because the PSRRS i not a local
strategy endorsed by NSW Planning & Envircnment.

However, this inconsstency is considered to be of only mmnor significance
because the site is already part of a neighbourhcod containing 28 rural
residential lots, being the consequence of the "concessional lot” provisson in
Clause 13 of the Port Seaphens Local Environmental Pan 1957 Whilst not
orginally an intended outcome, this provision has, neverthebess, already
transformed the locality from bread-scale rural land to a pural residential
neighbourhood.

Furthermore, the proposal is not inconsistent with the HRP, the PSCSP, the
FSRLS, the F5PS, and the PSRRS.

The Rural Subdivision Principles of SEPP RL are: -

{al the minimisation of rural land fragmentation,

Comment: Lot 14/846633 15 fragmented, and the planning proposal s n-
fill development that avoids any potential to expand primary production
allotments.

(b)) the minimisation of rural Bnd use conficts, particuiary between residential
land ises ang other rurad land uses,

Comment: Lot 14 in DP 8465633 s part of a neighbourhoocd containing 28
rural residential lots, being the consequence of the "concessional lot™ provision
in Clause 13 of the Porf Sfephens Local Emvironmental Plan 1987 Whilst not
originally an intended outcome, this provision has, nevertheless, already
transformed the locality from broad-scale rural land to a pural resdental
neighbourhood, and immediately adjoins land earmarked for settlement
expansion to the south, Any potential for conflict is minimised by confining the
planning proposal to Lot 14 in DP 848633,
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(¢} the consigderation of the nature of exishing agrcuiiural holdings and the exising
and planned ilfure supply of rural residential land when considening fof szes for
ol lands,

Comimenit: Lot 14 in DP 846633 is part of a neighbourhood accessed fram
Giles Road containang 2B rural residential lots rangeng 0 sioe between 1.5
hectares and 3.5ha (see Attachment I), being the consequence of the
“concessional lot” provision n Clause 13 of the Aot Stephens Local
Emvironmental Plan 1987 Whilst not onginally an ntended ocutcome, this
provision has, nevertheless, already transformed the locality from broad-scale
rural land to a rural residential neighbourhood, so that the proposal s in-fill
development. It is fragrmented from endsting agricultural holdings.

{d} the consideration of the natural and physical constraints and opporfunities of
dand,

{e) ansuring thal planning for dweling ooporfunities fakes account of those
CONTSIrainE,

Comment: Lot 14/B46633 is flood-free, and not isolated in flood events,
Aternabtive access durnng most major flood events iz already establshed
batween the site and Raymond Terrace by means of Clarence Town Road,
Dixon Strest (Seaham), Warren Strest (Seaham), East Seaham Road, Italia
Road and the Pacific Highway, Regardless, the impact of flooding would be
limited because of the in-fill charactenistics of the planning propesal.

The site i accessed from Giles Road, and 15 nearby electncity and
telscommunication services, [t presents as managed open woodland with no
native understorey, and is currently managed to maintain the site’s significant
biodrversity values (see Attachment J).

The planning proposal provides a structure for continuing the management of

its biodiversity values and native vegetation; the effectivensss of this structure
can be confirmed at the Development Application stage.

Relevant / Consistent | Inconsistent /Comments:

' Planning Proposal’s inconsistancy with SEPP RL can ba justifiod by its |
context with an existing rural residential neighbourhood.

In summary, the proposal is generally consistent with the applicable SEPP's, and
any inconsistency 15 justified by its minor significance, or by its potential to realise a
substantial and strategic environmental benefit. This can be confirmed, as
required, at the Development Application stage.
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By s the planning proposal conzistent with applicable Ministerial

Directions (5117 directions}?

Applicable Direction = Direction 1.2 - Rural Zones

(1) The obiective of this direction is to protect the agricultural production value of
rural dand.

(3) This_direction_applies when a relevant planning authorly prépares & planming
proposal that will afect land within an existing or proposed rural 2one (including
Hhe aitevabion of any exshing rural Jone boundan).

() A planming propasal st
{a) not rezone land from 8 rural zone o a residential, business, industrial
vilage or foLrist 7one,
{B) nat contatn prowvisions that will increase the permissibie density of fand
Wil & rudl zone fotfer than Bnd within an existing tovm or wiage )

(5} A planning proposal may be inconsistent with the terms of this direction only i
the refevant planning authordly can salbisly he Direclor-General of the
Desartrment of Panming (or an officer of the Department nominated by the
Nractor-Grenaral) hat the prowvisions of the planning propossl that are
inconsistent are;

{a) justified by a strategy wiich:
(1] gives consideration to the obiectives of this direction,
(%} identifies the land which is the subject of the planming proposal (if the
planning proposal relates to 2 particlar site or sites), and
(i) is aporoved by the Director-General of the Department of Blanning, or
(&) justified by a study prepared i support of the planning proposal wiich gives
consideration te the olyfectives of this direction, or
fc} in accordance with the relevant Regional Strategy, Regional Plan or Sub-
Regional Strategy prepared by the Department of Panming wivgh gives
covsderation fo the obfactive of this direction, or
{dl} & of menor sigriicance,

Comment: Lot 14/846633 is zoned "RUZ Rural Landscape™ by the PSLEP,
and the Planning Proposal seeks to rezone the site to "RS Large Lot Residentzal”,

The ste is part of a neighbourhood accessed from Giles Road contaiming 28
sarviced rural residential lots which range m area between 1.5ha and 3.8ha, 5o
agricultural production would create a conflicting land use (see Attachment I).
Furthermore, the site's soils are poor and wulnerable, allowing only shaflow-
rocted native hardwood wegetation to flourish, so no potential exists for
sustainable agriculture [see Attachment D),
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The inconsistency of the planning proposal with Direction 1.2 is therefore
justified because: -
s the "agricultural production” objective of this direction cannot be achieved
on the site,
Relevant / Consi istent /Comments:

Hmml':immmmml.lhjuﬂﬁadhvh!

locational context and poor soil type.

Applicable Direction — Direction 1.3 — Mining, Petrolisum Production and Exiractive indusiries

{1} The oblechive of this direcion is o ensure that the fulure extraction of State or
reqionaily sigriicant reserves of coal, obfver minerals, pelrovesm and extractive
malerials are nol compronvsed By inappropriate development,

(3} This direction applies when a refevant planning authorify prepares & plarning

proposal that wolld have the effect of:

{a) prohibiting the mining of coal or other minerals, prodiction of pelroleum, or
wirming o obiaiming of extractive malerals, or

(&) restricting the potential development of resources of coal, other mingrals,
petrodeun oF extractive materials which are of State or regional sigrificance
by permitting 8 land wse that & ey fo be fncompatible with such
development,

Comiment: Lot 14/B46633 is 1.8km from the activity areas of Brandy Hill

Quarry (see Figure 7} which is recognised as a "non coal extractive resource”

by the LHRS (see Figure 11), and is accessed from Giles Road, as well as

Clarence Town Read,

Geologically, the site contains several areas of rock outcrop and othenwise
consists of a thin soill cover overlaying medwm to coarse graned [thic
sandstone and some conglomerate. This material is unsuitable as a resource for
commercial extraction (see Attachment D Sections 4.0 & 10.0(g)).

Direction 1.3, therefore, has minimal application to the site.

Relevant / Consistent / Inconsistent [Comments:
! Planning Proposal is of minor relevance to Direction 1.3.
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ﬂ.ﬁ-p!ié.ﬂiﬁlé Direction — Direction ‘i'E-—"Fi:: r.=|'l'i. .}nﬂs

(1) The pbisctives of His direction are fo:

@) protect the agricuitural production value of rural land,
(b} facitate the ordedly and econcniic development of ruval lands for rural and

related purpases,

(2} This direction applies when:

{al & redevant planning authorily Drepares 3 planmng proposal that wall arfect
iangd within an existing o proposed rordl o eénvironment prolection fone
{Tnciuding the alferation of any exishing rural or emviranment protection Tone
boundary) or _ _

{8} & redevant planning authorly prepares a planning proposal that changes the
Existing it of Size o lang withet & rural oF envirenment protection
FONe,

{4 A planming proposa to wivch causes 3(a) or 3(b) apply must be consistent with
the Rural Planning Principles listed in State Environmental Planning Policy (Rural
Lands) 2008,

CE) A piTNg DS s
Rural Subdivision ﬂmm;mam msnmwmmmmw
Lands] 2008.

(&) A planaing proposal may be inconsistent with the terms of this direction only if
the relevant planning authority can salisfy the Director-General of the

Depariment of Plamming (or an officer of the Department nominated by the
Director-General) that the provisions of the planning proposal that ane
inconsistent are:
{a) justified by a strategy wiich;
i, gives consideration fo the objiectives of this direction,
b identifies the lang which 5 the sudbject of the planming proposal (i the
PARRNG proposy relaes fo & parficuar site or sites, and
i, &wwmm@ﬂw&waxwwwwwms
i . OF
(B) is of minor significance.

Comment: Lot 14/846633 s zoned “RU2 Rural Landscape™ by the PSLEP,
and the Planning Proposal seeks to rezone the site to “RS Large Lot Residential”
and alter the minimum lot size standard from 40bha to lha.

The site has no potential for agricultural productivity (see Attachment D). It is
clustered with 28 rural residential lots containing dwellings, varying between 1.5
hectares and 3.6ha (see Attachment I}, which thereby act as a further barrier
to expanding the region’s agricultural industnes,
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Tlumeﬁﬂnnd-ﬁze Eacc!sseddirecthamﬁllﬁﬂuad and is serviced by
electricity and welecommunication services - the pl.anmng proposal would be
orderly and economic rural residential development.

An assessment of the planning proposal against the Rural Planning Principles
and Rural Subdnision Principles of SEPP AL s presented in Section £.5. In
summary, the proposal; -

will mot impact on current, or potential opportunities for, primary production;
applies to a site already fragmented and sterilised from agriculture and its
emerging trends, demands and ssues;
apphes to a site that does not contribute to the social and economic benafits
derived from primary preduction by the State and rural communities;
responds to the current locational circumstances of the site to balance the
social, economic and emvironmental interests of the community;
recognises. the site's environmental advantages, and provides a structure for
continging the management of its biodnersity values and native vegetation;
applies to a flood-free site directly accessed from Giles Road and nearby
electricity and telecommunication services,
is nat inconsistent with the HRP, PSCSP, PSRLS, PSPS and DPSRRS;
i in-fill developrent that avoids any potential to expand primary production
allotments;
applies to a site already fragmented and sterilised from agriculture, and
where adicining land is earmarked for settlement expansion, which thereby
miremises the likelihood of rural land use conflict;
apphies to a site already clustered with 28 rural “small holdings” contasning
dwellings, varying betwesan 1 L hectares and 3.6ha; and
p-mwd!ﬁ a viable structure:
for continuing management of the site's biodiversity values and native
vegetation,
that accounts for flood-free conditions which are directly accessed
from Giles Road,
that have access-to-Raymond Termace alernatives in major flood
events, and
that is nearby electricity and telecommunication services.,

The planning proposal appears consistent with the principles of SEPP RL and,
therefare, the chjectives of Derecton 1.5.

A Consistent i Commenis:

. Planning Proposal appears consistent with Direction 1.5.
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.ﬂ.pp!icﬁﬁlé Direction — Direction 2 i —-E'r;u'.lir'&n'm-unml Frotection Zones

(1) The pblectives of this direction & B0 prolect and Consernve amironmantaly
sensitive areas,

(3} This_direction appiies when a refevant planning authonily prepares & planiing
proposal,

(A planning proposal must include provisions that facitale the protection and
consenvation of environmentally sensitive areas,

{8} A planning proposal may be inconsistent with the terms of this direction only &
the relevant planning suthorly can sabisty the Oirector-General of the
Departrment of Planming (oar an officer of the Department nominaled by the
Director-General) that the prowvisions of the plannng proposal that are
inconsistent are:

{a) justified by a strategy wihich;
{1] gives consideration to the objectives of this direction,
(%) identifies the land which is the sulfect of the planning propesal (i the
panning proposal redales (o @ particular site or sites), and
(i) is approved by the Director-General of the Department of Planming, or
(B} justified by a study prepared in support of the planming proposal witich gives
covisideration to the olfectives of Bhis direction, or
(¢} it accordance with the refevand Regional Stralegy, Regional Plan or Sub-
Reglonal Strategy prepared by the Department of Planning which gives
considerabion to the abjective of iins divection, or
() is of minor significance.

Comment: Lot 14/846633 15 entirely zoned "RUZ Rural Landscape”™ by the
PSLEP, and no emvironment protection zone currently applies. It is nearby, but
beyond, the Ufington State Forest system (13km away). It is not recognised by
the LHRCP as containing any priority conservation areas (see Figure 10).

The ste contains open forest/woodland vegetabion with a few older remnant
trees surrcunded by younger tree regrowth and mo native understorey (see
Attachment G Section 4.1).

One (1) Endangered Ecolegical Community (EEC) & considered to be present
within 1.14ha towards the SW cormer of the site, and is intergraded with
another vegetation community for a further 4.8ha (see Attachment G Section
4.1.1); namely: -

s Hunter Lowland Redgum Forest in the Sydney Basin Bloregion.
Away from Barties Cresk at the SW corner, the underlying geology is near or at

the surface and the soils are particularly fragile and poorly developed (see
Attachment D Sections 4.0 to 7.0). Consequently, the components of this EEC
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are solated, vulnerable to wind and storm events, and wvulnerable to
competition for light and the site’s few nutrients from other emerging and more
resdlient vegetabon communities.,

Significantly, the site is entirely vulnerable to infestation by noxious weeds of
significance (see Attachment G Section 4.1.3). It is presently and effectively
managed o remove the occurrence of noxious species and prevent reinfestation
[see Attachment E).

Trees with hollows for roosting or nesting by avifauna, aboreal mammal, reptile
and microchiropteran bat species are distnbuted unevenly across the site, with
the majority located towards the SW comer. It is noted a water access point is
being established to the dam in the 5W cormer as part of site’s current fire
managemenk plan, and will be dedicated for RFS use.

Ecological investigation recommends measures be implemented to (see Section
9 of Attachment G): -

avoid removing large older trees amd hollow-beaning trees, and
compensate for native vegetation removed;

manage weeds in the long-term;

pratect habitat supporting the Brush-tailed Phascogale species;

protect habitat supporting the Koala speces;

protect habitat supporting the Grey-crowned Babbler species; and

contral predation by domestic cats and dogs.

Indtiatives have been designed and are being implemented to preserve the site's
key habitat values during approval works for construction and operation phases
of the development. These include: -

protecting all habitat vegetabion cutside of the disturbance areas;

# confining native vegetation clearing and disturbance to nomanated building
envelopes and bushfire management zones (see Attachment L);

# maintaining habitat trees identified and marked by the ecologist (see
Attachment R);

& maintaining the noxious weed management program (see Attachment E);

» installing nest boxes (partcularly for the Brush-tailed Phascogale - see
Attachment J);

¢ installing fencing that permits the safe passage of koalas (see Attachment

* EnIE'l:m:ing residential-area vehicle speed limits to manimise fauna inpures and
fatalities (see Attachment Q); and
# excluding the keeping of domestic cats in the sibe (see Attachment Q).

Active ongoing management of the whole of Lot 14/846633 is necessary to
prevent weed reinfestation, reduce fire hazard and retain its key habitat values,
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which cannot be achieved by conserving any part of it within an envirenmental
protection zone.

The planning proposal will result in the loss of only 239 trees (pp.1-3 of
Attachment O) towards; -

erecting dwellings on all lots;

constructing driveways on all lots;

maintaining APZ's an all lots;

constructing the road through the site;

installing two (2] detention basins; and

establishing a water access point to the existing SW dam for dedicated
RF5 use,

To compensate for this loss, planting of like-tree species can be established
within areas of the site previcusly deared for pasture and presently devoid of
tree cover; namely Sectors 1, 2, 2 & 4 (see p.27 of Attachment O and p. 13 of
Attachment N). A total of 749 plantings can be achieved within the targeted
areas, realising a gaim of 510 trees {or 3.13 trees planted for each tree
removed) and a 9.9% increase n the site’s tree population (p.9 of Attachment
P},

Whilst the planning proposal is stnctly inconsistent with Direction 2.1, its
inconsistency s considered to be of minor significance and to be balanced by
competing measures (D mansge noxious wesd infectation, to retain and improve
the drainage line environments where subsurface conditions can better sustain
vulnerable populations and communities, to preserve use of the site by
vulnerable species, and to significantly expand the site's tree population with
strategic plantings. The measures to minimse the proposal’s mpact on the
site’s significant enwvironmental interactions can be confimed at the
Development Application stage,

Relevant [ Consistent |/ Inconsistent (Comments:

| Planning Proposal’'s inconsistancy with Direction 2.1 s of minor |
significance and can be offset by other measures to minimise the site's |
current decline — this can be confirmed at Development Application
stage.

Applicable Direction - Direction 2.3 - Heritage Conservation

(1) The abieciive of this dinection i o consarve tems, areas, objects and places of
anvironmental hertage siomfcance angd INdgencus SIgniicance.
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{3) Thiz_direchion appiies wihen & rélevant planning Anthorty preparés 8 planing
proposal.

{4} A planning proposal must contain provisions that faciitate the conservation of:
fal ems, places, bulidings, works, refics, movealle olects or precincts of
anvironmental heritage significance fo an avéa, in redation to the histonical
soientifie, cuifuwral, socal archasological, architeciurall natural or aesthalic
valve of the tem. area object or place. idemtifed i a2 study of the
anwroamental hentage of the area,
(&) Abovigingl objects or Aboriginal places that are protected wunder the National
Parks and Wildlife Act 1974, and
(e} Aborigingl areas, Aborigingl olfyects, Abongingd places or landscapes
identified by an Aborigingl herftage survey prepaved by or on behall of an
Aboriginal Land Councll, Aboriginal body or public authorily and provided o
the refevant plarning aithority, which ideniiffes the area, ofifect, place or
landscape as betng of herifage significance Fo Aboniginal culfure and peopie.

(5 A planning propoesal may be inconsistent with the terms of this direction only
he relevanl planning aulhorly can sabisfy the Direclor-General af the
Department of Flarmming (or an officer of the Department norminated by the
¥rector-General) thal;
fal the environmental or indigencus hentage sigmificance of the idem, area,
olyact or place & consenved by existing o draft emarenmental planing
instruments, kegisiafion, or reguiations that aoply to the land, or

(b} the provisions of the planming proposal thal are inconssient are of minor
Sigicance,

Comment: Lot 14/846633 is not identified by either the PSLEF, or the
AHIMS and Australian Heritage databases (see Attachments B & C), as
containing known items of heritage significance.

The ste 5 within the Worimi Local Aboniginal Land Council [LALC) area (see
Figure 13). Informal enquiries by the owner's agent with the LALC have
confirmed the site has no heritage or cultural significance.

The site can be investigated formally for hertage snd cultwral significance at
Rel { Consi B : iC :
..lu'l'.r inconsistency by Planning Proposal with Direction 2.3 is likely to be

of minor significance — this can be confirmed at Development Application
stage.
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.H.p'-plié;il-:;l-;} Direction — Direction 39 —"F-ia:h':l'uitial lones

(1) The obisctives of Bis direction area; -
{a)to encourage a vanely and choice of housing fypes fo provide for existing
and future housing needs;
(b} to make eficient use of existing infrastructue and senvices and ensure that
new housing has appropriate access to infrastracture and senaces;
{e) o mirinvise the impact of residential development on the enviromment and
respurce lands.

(3 This direclion applies wihen & redevant planning authonly prépares & planning
oroposa that will afect lang within:
(al an existing or proposed residential zone (inclading the alferation of any
axisfing residaniial zone boundany),
(B) any other Zone it wiieh SIgicant residential develonment 5 permitied oF
proposed to be permitted.

(4] A_planning propossl must include provisions that encourage the provision of
{al broaden the choice of biniding fypes and localions avalable in the housing
markat, and
(B} make mone efficent use of exisling nrastruciure and services, and
(o) reduce My consumpbon of g v Rousing and Sssociated  wrban
development on the urban fringe, and
(i) be of good design.

{5) A planning proposal must, i relation to tand to wiich this direction applies:
fa) comiain a requirement that resigential dovelopment 5 nol parmitted unbi
land s adequately sendoed for arrangements satisfactory fo the council, or
other aporopriate autharity, have been made fo service it), and
(B} not conlaln provisions wich will reguce the permissible resigential density
af kand,

i ) be inconsisten! with the terms of this direction only if
mwm@wmcmmwmm&uwwm
Department of Banning (or an officer of the Department nominated by the
Director-General) that the provisions of the planning proposal that ane
inconsistent are:
fa) justified by & strategy wivich:

(1) mives consideration (o the oljective of this direction, and

(%) idertiffes the lard which is the subject of the planming proposal [if the

planning proposal relafes bo a parficdar sife or sites), and

(Wil ¥s aporoved by the Director-(eneral of the Depariment of Planming, or
(B} justified by & study prepared i support of Bhe plasning proposal wivich gives

consideration to the obyective of s direction,. or
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{c) in accordance with the relevant Regional Strateqy, Regional Plan or Sub-
Regional Strategy prapared by the Department of Planning which gives
consiaration to the abfectivie of Bins oirection, o
{df} af minar significance.

Comment: Lot 14/846633 s zoned “RUZ Rural Landscap-e by the PSLEF,
and the P Planning Proposal sesks to rezcne the site to “RS Large Lot Residential™
and alter the minimum lot size standard from 40ba to lha.

The site is custered with 28 rural residential lots containing dwellings, varying
between 1.5 hectares and 3.6ha, being the consequence of the "concessional
lot™ provision in Clause 13 of the Port Staphens Local Environmental Plan 1987,
Whalst not originally an intended oubtcome, this provision has, nevertheless,
already transformed the locality from broad-scale rural land to a rural residential
neighbourhood, Al lots in the neighbourhood are accessed direct from Giles
Road (see Attachment I). The site is serviced by reticulated power supply and
telecommunication services, but is not serviced by reticulated sewer and water
Systems.,

Alernatively, On Site Sewage Management applies to the locality as per
Council's 055M Technical Manual. The site has capability to yield 68 dwellings
(i.e. 1 x 4-bedroom dwelling per 0.4ha of usable area). The proposal will utikse
only 38% of this capability, thus resulbing in 82% reserve capacity for the site.

Ag regards water supply, the capture of rasmwater apples to the locality. Based
on average rainfall data for the localty (1,000mm per year), each allotment in
the localty can be sustained for non-reticulated sources of water supply
provided 350m2 minimum of impenious surface is available to capture and
direct rainfall runclf into sufficiently-sized tanks/reservoirs.

The planning proposal; -

« broadens the supply of housing in Seaham by creating 26 allotments within
20km of, and centrally between, the "major regional centres” of Maitland
[16km) and Raymaond Terrace (15.5km), the “town” of East Maitland {19km)
and the “stand alene shopping centre” of Green Hills (18km);

# is n-fill, fow-impact development dustered with 28 existing rural residential
allotments that utilises esisting road, electricity and telecommunications
infrastructure;

The planning proposal’s vield for On Site Sewage Management can be confirmed
by specialist assessment at Development Application stage; otherwise the
planning proposal is consistent with the objectives and requirements of
Direction 3.1.
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Relevant [ Consistent | Inconsistent [Comments: - '

Planning is consistent with Direction 3.1, except that thu|

capacity of the site for On Site Sewage Management needs to be

confirmed at Development Application stage. |

Applizable Direction - Direction 3.4 - |ntegrating Land Use and Transport

(1) Ihe_objectives of this direction is to ensure that development achieves the

olyectives, -

{a)improving access o housing, Jobs and senvices by walking, ool and public
fravtsport;

(B lincreasing the cholce of available transport and reduce dependence on cars;

{c) redicing fraved demand including the number of trips generated by the
devalppmeant and the distances ravelled, especially by car;

(g} supporting the efficient and wable operation of public iransport services;

{&) prowiding for the efficient movement of freight.

{3} This dhrechion applics when & relevant planning authorily prepares & planming
proposal that will creale, alter or remave a zone or 3 provision relaling o urban
iand, including land Zoned for residential, business, industrial, village or tourist
PLDOSES,

(4)A_planning proposal must locate zones for wban purposes and include
provisons Bhat give effect to and are consistent with the aims, objectives and
Dringipkes of:

{a) Improving Transport Cholce — Guidelines for planning and development
{DLAP 2001 ), and
(B} The Right Place for Business and Services — Planning Policy (DLAP 2001 ).

(5 A planning progosal may be inconsistent wilh the ferms of this direction only
the relovant planning authorty can sabisly the Director-General of the
Department of Planning for an officer of the Department nominated by the
Drector-General)  that the provisions of the planning proposal that are
iconsElant ane:

{'a) justified by a strategy wihigh:
{*] gives consideration o the objechive of tivs direction, and
(i) identifies the land which is the subject of the planning proposal (if the
planning proposal relates o g particwlar site or sites), and
(i) i apevoved by e Director-Cenerdl of the Departrment of FIanming, or
(&} justified by a study prepared in support of the planning proposal wiich gives
consideration to the abjective of this direction, or
{c) in accordance with the refevant Regional Strateqy, Regional Pan or Sub-
Regional Strategy prepared by the Department of Flanming wiich gives
consaration fo the objective of Bhis direction, or
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{d) of minor signiffcance.

Comment: Lot 14/846633 is zoned "RUZ Rural Landscape” by the PSLEP,
and the Planning Proposal seeks to rezone the site to "RS Large Lot Residential”,

The site is within 10km of the established "smaller village® services at Wallalong
(5.8km), Woodville (8.49km), Seaham Village (7km) and Hinton (7.7km), within
15km of the establiched "local centre™ of Morpeth (12.2km), and withan 20km of
the commercial hubs of Matland (16km) and Raymond Terace (15.5km).
There is minimal provision of public transport in the rural west of the Port
Stephens LGA, and future residents would rely on private vehicle use,

The planning proposal facilitates the supply of “higher-end™ housing, whereby
there is low reliance on alternative transport options; this is considered to justify
the inconsistency with Direction 3.2.

Relevant | Consistent |/ Inconsistent [Comments:

.Flu-uinq Proposal's inconsistency with Direction 3.4 s of minor
significance.

Applicable Direction - Direction 4.1 - Acid Sulphate Seils

{1} The abjective of this direchion s o avold signdican! advarse arvironmantal
impacts from the use of lnd that has 2 probabiity of contaiming ackd sulfate
L-n

(3} This_direction apolies when a refevant planning authonly prépares & planning
proposal that will apoly fo land having @ probability of contafning acid sulfate
soifs as shown on the Acld Slfate Soils Planning Maps,

Commant: Lot 14/846633 is identified by the PSLEP ASS Map as “Class 5"
land, and is more than 1km clear of any other “class™ of land {see Figure 20).
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Flgura 20: Context of Site In Port Stephons LEP 2013 = ASS5 Map - axtract
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Direction 4.1, therefore, has no application to the site,

Relevant [ Congistent | Inconsistent [Comments:

Direction 4.1 is not relevant to the Planning Proposal .

Applicable Direction = Direction 4.3 = Flood Prone Land

(1) The objectives of this direction are:

{alfo ensure fat development of Food prone land 5 corrsister wiltdhl the MSW
Government’s Food Prone Land Folicy and the principles of the Fiodpiain
Devalpoment Manual 2008, and

(Bl o ensire Bhat the prosisions of an LEP on faod prone land 15 commensurate
wath food hazard and includes consderation of the potential food impacts
bothr on ang off the subect ang,

{3} This_direction applies when a refevant planning authority prepares a plaring
proposal that creales, removes or alters a zone or & provisian that affects food

orene Eand,

Comment: Lot 14/846633 is not identifed by the PSLEF Flood Planning Map as a
“Flood Planning Area” (see Figure 21).

The site is entirely free of inundation by flooding from the Paterson and Hunter
Rivers, [t extends in beight to about EL S0m AHD at its north-western cormer, and
falls to about RL 20m AHD at the south-western and north-eastern cormers.

PORT STEPHENS COUNCIL 156




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 4 - ATTACHMENT 1 PLANNING PROPOSAL 4 GILES ROAD, SEAHAM.

KN =
Porker Seanfon DRAFT PLANNING PROPOSAL - for Rurol Residential Land [\ 'y ‘

Rl Bo09 Lot 14 i DPF gdB613
Augusd 2008 No 4 Giles B, Seabam Poge 90 af 124

Flgura 21: Context of 5ie in Port Stephens LEF 2003 = Fload Planning Map - extrazt
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Direction 4.3 is not relevant to the Planning Proposal

Applicable Direction - Direction 4.4 - Planning for Bushfire Protection

{1} The objectives of this direction are;
falto protect Me, property and the environment from Bush fre hazards, by
areas, and
(B} o encourage sound management of busl [Tré prone areas,

(3} This direction applies when @ relevant planning authonly prepares & planming
proposal that wil affect, or & in proximity to land mapped as bushfire prone
tand,

{4} In the preparation of 3 planning proposal the relevant planning authonly must
corsult with bhe Commissioner of the NSW Rural Fire Senvice follovwing recespt of
8 galeway defermination under sachion 56 of the Adt. and prior to undertaking
communiy consuitabon in sabsfackion of sechion 57 of the Act, and fake into
account any comments so made,

(5] A planaing proposal must:
{a) have regard to Planning for Bushiire Protection 2006,

PORT STEPHENS COUNCIL 157




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 4 - ATTACHMENT 1 PLANNING PROPOSAL 4 GILES ROAD, SEAHAM.

=™ F
Parker Sconion DRAFT PLANNING PROPOSAL - for Rurcl Residentiol Lard mf.‘)-

Ref a0 Lot 14 im DF 246611
August 2018 No 4 Giles R, Seaham Page 81 of 126
(B} infroduce controls that avoid placing  inappropriate  developments i
hazardous areas, and

{c) ensure Bhat bushifre hazrard reauchion 15 rot profibied within the APZ,

{6)A planning proposal must, where development is proposad, comply with the

Fallowing Drovisions, 8% 3npropriate:

{'a) provide an Asset Profection Jone (ART) incorporaling alt & minimum;

{1} an fnner Protection Area bounded by a parimeler road o resene wivert
circuimscnbes the hazand side of the and infended for developrment and
has a bulicing fine consistent with the incorporation of an APZ, within the
property, and

{4} an Ouler Protection Area managed for harard reguction and located on
e Bushiand side of he porimeler rosd,

(B} for il development (that s development within an already subdivided
ared), witene an aporopriate APE cannot be achveved, prowide for an
aporopriate performance standard, in consuitation with the NSW Rural Fire
Service. If the provisions of the planning proposal permit Special Fire
FProfection Puposes [as defined under section 1008 of the Rural Fires Act
1997}, the APF provisions must be complied wilf,

{c) contanT prowsions Jor two-way Jooess roads wivch nks fo perimeter roads
dnclior to fire traw netivonks,

() contaim provisions for adequate water supply for firefighting purposes,

(el minimise the perimeder of Bhe arga of land interfaciny the harard which may
be developed,

{f} infroguce covitrods o bhe placement of anmibushibie materials i the Tnner
Provection Area,

(7} A planning pragosal may be inconsistent with the terms of this direction only i
the relevant planning authorily can sabisfy the Oireclor-General of the
Denartment of Planning (or an officer of the Department nominated by the
Drector-Genergl)l thal the councd has oflainad wniffen aovice from the
Commissionar of the NSW Rural Fire Service, 1o the effect thal, notwithstanding
he noncomypiance, the NSW Rural Are Senioe does nol obyect fo the

progression of the planming proposal,

Comment: Lot 14/B46633 is identified entirely as bushfire prone (see
Figure 14), containing wvegetation "Category 1" (orange) amd vegetation
“Buffer” (red). Adjoining land to the south is contains no substantial hazard.

The site is presently managed to reduce fire nsk in the manner shown in
Attachment H. The site’s fire management plan has been developed in
consultatson with local RFS personnel. A system of mown debns-free fire breaks
is established and maintained internally and around the site's perimeter, A
mobile 1,000 ktre capaaty fire tank and pump unit 15 permanently stored within
the site, whilst separate fixed pump and hose units are kocated adjacent to the
site’s dams. A waber access point s being established to the dam in the
southwest, and will be dedicated for RFS uss.
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The planning propoesal is structured to match the current fire management plan,
with the provision of a 2-way loop road to facilitate emergency access/egress
fromyto Giles Road, and ongoing RFS use of the SW dam for water supply.

Bushfire Threat Assessment of the proposal, which nomanates building
envelopes with BAL's applied (see Attachment L), concludes that the
apphcation of APZs and the relevant construction standards withen the site can
provide adequate protection to ife and property in the event of a bushfire.

Relevant [ Consistent / Inconsistent [Comments:

Planning Proposal is not inconsistent with Direction 4.4,

Applicable Direction = Direction 5.1 = Implementation of Regional Strategies

{1} The obiechive of this direction (5 (o give legal effect to the vision, and use
strafeg)y, policies, outtomes and ackions contained in regional strategies,

{2} This direction appiies fo land fo which the following regional strategies apply:
{al Far North Coast Regional Strategy
(&) South Coast Regional Strategy (evcluding land i the Shoalhaven LGA)
{c) Sydney-Canberra Corridor Regional Strategy
(i} M Mol Coast Regivnal Strategy fexcluding fand in the Mid-Coast LGA),
Comument: Lot 14/846833 15 not located within any of the listed strategy
areas,

Relevant [ Consistent [ Inconsistent [Comments:
. Planning Proposal does not undermine Direction 5.1

Applicable Direction = Direction 5.10 = Implementation of Reglonal Plans

(1) The obifective of this direction i (o give legal effect to the vision, bmnd use
strategy, goals, directions and acbions comtained i Regional Plans.

{2} This direction applies to land to which a Regional Plan has been released by the
Mimister for Piamming,
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(3) Ihis direction applies when & relevant planfing authorly prepares & planning
proposal.

(4} Planning proposals must be consistent with 4 Regional Plan released by the

(5)A planning proposal may be inconsistent with the terms of this direction only if
ihe relevant planning auwthorily can satisfy the Socrefary of the Deparfment of
Planning and Emvironment for an officer of the Dapariment naminated by the
Seacratary), that the extent of inconsistency with the Regional Pian.

{a) is of minor significance, amnd
(B} the planming proposal acfieves the overall intent of the Regional Plan and

dloes ol underrmine the achievernent of s wsian, fand use strategy, goals,
Grecinas oF achons,

Comment: Lot 14/846633 is located within the HRP area, An assessment
of the planning proposal against relevant actions within the HRP is presented in
Section 6.3. In summary, the proposal: -

in relation to directions to grow the economy of Port Stephens, to protect
and enhance agricultural productivity, and to plan for greater land use
compatibility, it will not iImpact on : -

natural attributes to atirack towrism;

potential for agrcultural activity;

material sutable for commercial extraction;

i relation to directions to protect and conmect natural areas, to sustain
water quality and secunty, and to increase resilience to hazards and climate
change, it wall mot impact on: -
o prionty CONServation anreas;

drinking water catchments;

areas affected by flooding, mine subsidence and land contamination;

in relation to dwvechons to promobte housing diversity, and to deliver
|Flfl'lstrul:tur& to support growth and communities, it will: -
respect the setthement pattern of the locality, and mot emcroach on
sensitive land uses or high hazard areas;
promote new howsing opportunities to maximise the use of mfrastructure
already provided f-:u rural residential living,

However, the site is mapped entirely as bushfire prone (see Figure 14).
Bushfire Threat bAssessment of the proposal, which nominates building
envelopes with BAL's appbed (see Attachment L), condudes that the
application of APZ's and the relevant construction standards within the site can
provide adequate protection to Bfe and praperty in the event of a bushiire.
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Furthermore, the suggested building envelopes and accesses for all lots have
been identified on the ground [(see photographs on pp.5-14 B 15-20 of
Attachment O). The tree removal data presented in Attachment O (pp.1-3)
indicates tree loss can be limited to a total of 239 trees, towards: -

erecting dwellings on all lots;

constructing driveways on all lots:

maintaining APZ's on all lots;

constructing the road through the site;

instalfing two (2) detention basing;

establishing a water access point to the exsting SW dam for
dedicated RFS use; and

protecting and enhancing habitat supporting the threatened
Phascogale, Koala and Babbler species.

To compensate for the tree koss, planting of like-tree species can be established
within areas of the site previously cleared for pasture and presently deveid of
tree cover; namely Sectors 1, 2, 3 B 4 (see p.27 of Attachment O and p. 13 of
Attachment N).

The plantings can be achieved within the targeted areas to realse a gain of 3.13
treas for each one removed, and a 9.9% increase in the site’s tree population
(p.9 of Attachment P). In addition, the proposal can substantially enhance the
habitat of the Phascogale, Koala and Babbler species (see pp.5, &- 16 of
Attachment 1, pp. 11-13 of Attachment N, pp4 & 27 of Attachment O,
and p.9 of Attachment P).

Otherwise, the planning proposal appears conssstent with the vision, land use
strategy, goals, directions and actions contained in the HRP and, therefore, the
objectives of Direction 5.10.

Relevant [ Congistent | Inconsistent [Comments:
The Planning Proposal is consistent with Direction 5.10.

In summary, the praposal is: -

¥ inoonsistent with Section 117 Direction 1.2, but the inconsistency is justified;

* inconsistent with Section 117 Directions 1.3 and 3.4, bat the inconsistencies are
of minor significance; and

¢ appears consistent with Section 117 Derections 2.1, 2.3 and 3.1, but this needs
to be confirmed at the Development Application stage.
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The propesal otherwise: -

» 5 consistent with Secton 117 Directions 1.5, 4.4 and 5.10;
# i5 ot relevant to Section 117 Directions 4.1 and 4.3; and
¢ does not undermine Section 117 Dwrection 5.1,

Page 9% of 1248
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SEETIDH [ Environmental, 51:-l:|a| -a|1|:| ‘economic impact

07 Is there any likelihood that critical habitat or threatened species,
]!l-::l.!lu‘l.tl!iuru ofF ecological communities, or their habitats, will be

adversely affected as a resull of the proposal?

Ecological investigation indicates the site does support threatened fauna species, It
recommends measures be implemented to (see Section 9 of Attachment G): -

v avosd removing large older trees and hollow-bearing trees, and compensate for
native vegetation removed;

| Impact Assessment: - the site presently (at January 2018) contains 5,105
mature trees, comprsed predominantly of Iron Bark (82%), Spotted Gum
[30%%), Forest Red Gumy/Grey Gum (7%) species (see p.4 of Attachment P).

Some (B3) of these mature trees are habitat trees (HET's) - all HET's have been
located, tagged and uniguely numbered (ses Appendix E of Attachment G).
Building envelopes can be positioned to avoid removal or disturbance to any of
these HBET's (see Attachment R). Furthermore, one (1) HBT (no. 28) s
positioned within the Quter Protection Area of the APZ for Lot 14 only, whilst
HET's extend nto the BAL-29 area for Lot 2 (2 — HBT nos. B1 & 82), Lot 5 (1 -
HET no. 78), Lot 8 (1 = HBT ne. 30), and Lot 11 {1 = HET no. 10). Significantly,
all HETs can be retained without compromising the management of APT's
across the entire site.

In addition, the suggested building envelopes and accesses for all lots have
been identified on the ground (see photographs on pp.5-14 & 15-20 of
Attachment O). The tree removal data presented in Attachment O (pp.1-3)
indicates tree loss can be [mited to a total of 239 trees, towards: -

erecting dwellings on all lots;

constructing driveways on all lots;

maintaining AFZ's on all lots;

constructing the road through the ste;

installing twa (2) detention basins; and

establishing a water access point to the existing SW dam for
dedicated RFS use.

To compensate for this loss, planting of like-tree species can be established

within areas of the site previously cleared for pasture and presently devoid of |
tree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of Attachment O and p. 13 of |

Attachment N). A total of 749 plantings can be achieved within the targeted
areas, realising a gain of 510 trees (or 3.13 wees planted for each tree
remaved) and a 9.9% increase in the site's tree population (p.2 of Attachment
P}.
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&  manage weads in the long-term;

| Comment: - the site is presently and effectively managed to minimise the |
| occurrence of nowious species (see Attachment E). The proposal involves
| maintaining this weed management program.

+ protect habitat supparting the Brush-tailed Phascogale species;

[ Comment: - the site is presently and effectively managed to protect and
| enharce habitat supporting the Phascogale (see Attachment J).

[In particular, 28 forage areas are being established about suitable habitat
|trees on Lots 2, 7, 13, 14, 15, 16, 20, 21, 22, 23 & 24 (see pp.5, 6-11 of
| Attachment J), whilst 20 nesting/breeding boxes suitable for use by the
| phascogale are being installed in trees on Lots 2, 3, 8, 12, 13, 14, 15, 16,
|17, 18, 19, 20, 22, 23, 24, 25 & 26 (see pp.5, 12-16 of Attachment J). |
| Significantly, all forage areas and nesting/breeding spots can be retained
| without compromising the management of APZ's across the entire site.

o protect habitat supporting the Koala species;

| Comment: - the site presently contains 385 Koala feed trees comprising
| Forest Red Gum and Forest Grey Gum species (see p. 9 of Attachment P
| and pp.5-6 of Attachment Q).

| The suggested building envelopes and accesses for all lots have been
|identified on the ground (see photographs on pp.5-19 & 15-20 of
| Attachment O). The tree removal data presented in Attachment O (pp.1-
| 3) indicates Koala feed tree loss can be hmited to a total of 13 trees,
| towards: -

erecting dwellings on all lots;

constructing driveways on all lots;

maintaining AFZ's on all lots;

constructing the road through the site;

mistalling bwo [2) detention basins; and

establishing a water access pomnt to the exsting SW dam for
dedicated RFS use.

| To compensate for this loss, planting of lke-tree spacies can be established |
[ within areas of the ste previously cleared for pasture and presently devoid
| of tree cover; namely Sectors 1, 2, 3 & 4 (see p.27 of Attachment O and p.
| 13 of Attachment N). A total of 454 plantings can be achieved within the |
| targeted areas, realising a gain of 441 trees {or 34.92 trees planted for each |
| tres remowed) and a 114.5% increase in the site's Koala feed I:reepnpl.llahnnl
| (p.12 of Attachment N and p.9 of Attachment P). |
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+ protect habitat supporting the Grey-crowned Babbler species; and

| Comment: - the site presently contains only 12 nesting trees comprising the |
i local Babbler community’s preferred Prickly Leafed Paper Bark species {m:|
[p. 2 of Attachment J and p.4 of Attachment P). These are all located
| nearby Heydons Creek, so that no Babbler nesting tree loss will occur from
| the proposal,

| Regardiess, planting of the Babbler’s preferred nesting species can be |
| established within areas of the site previously cleared for pasture and |
| presently devoid of tree cover; namely Sectors 1 & 2 (see pp.4 & 27 of
| Attachment O and pp.11 & 13 of Attachment N). A total of 140 plantings
|can be achieved within the targeted areas, realising a gain of 152 trees
| without loss that represents a massive boost to the site’s Babbler preferred
| nesting tree population (p.12 of Attachment N and p.5 of Attachment P). |

« control predation by domestic cats and dogs,

,M the proposal involves placing restrictions to prohibit domestic |
| cats, and to hmit domesbic dogs to one (1) per lot contained within a koala- |
| proof compound (see p.2 of Attachment P and p.3 of Attachment Q). |

In summary, the planning proposal will resuk in the loss of some native
vegetation, including 13 Koala feed trees, but in no loss of HBT's. Measures can
ba implemented to generate positive strategic outcomes for the site by
increasing tree populabion, restoring vegetation canopy to areas denuded by
past grazng activities, enhancing habitat for the Phascogabe, Koala and Babbler
species, ensuring weed management is mamtained, and formally establishing
controls for domestic cats and dogs.

Therefore, the planning proposal is considered unlikely to adverssly affect the
site’s significant habitats, species, populabions or communities.
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6.8l Are there any other likely environmental elfects as o result of the
planning proposal and how are they proposed to be managed?

Environmantal Effects - Heritage

Lot 14/846633 is not identified by the PSLEP as containing or affecting any tems of
heritage significance.

The AHIMS and Australian Hertage databases list the site as containing no known
aboriginal items of heritage significance [see Attachments B & C),

The site is within the Waorimi Local Aboriginal Land Council [LALC) area (see Figure
13). Informal enquiries by the owner's agent with the LALC have confirmed the site
has no heritage or cultural significance.

Therefore, the planning proposal is conssdered unbikely to adversely affect items of
heritage and cultural significance = this can be formally confirmed at Development

Envirenmental Effects - Contamination
Lot 14/846633 is not listed in the NSW Environmental Protection Authority's
Contaminated Land Public Record.

The site has besn utilised for grazing (up to 12 animals), and before 1983 was
specihcally a flood refuge for stock (see Attachment D Section 1.0) as part of an
extensive pastoral holding extending to south towards the Hunter River into

MeClhymonts Swamp.

With the emergence of "small lot holdings” in the locality, and particularly because
of poor feed avaiability, there has been no recent attempt to establish a
commercially-viable agricultural enterprise on the site.

Therefore, the planning propeosal is considered unlikely to be impacted by

significant contamination issues = this can be formally confirmed at Development
Application stage,

Environmaental Effects - Traffic Impacts and Vehicular & Pedestrian Access

Lot 14/846633 is clustered with 28 rural residential lots containing dwellings that
are accessed direct from Giles Road (see Attachment I} and are calculated to
generate 252 vehicle movements per day (vpd — derved from Attachment F
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Section 4.1.2). Giles Road s a local rural road that contains a 9m wide sealed
pavement with 0.5m = 1m shoubders, and forms a cul-de-sac from Crofts Road (ses
Section 2.2 of Attachment F and Attachment M). The present condition of Giles
Road has been compromised by the installation of vanous inadequate driveway
junctions and drainage devices since its original construction (see Attachment M),

For the existing traffic movements, Giles Road warrants upgrade to a standard of
bm wide sealed pavernent with 0.5m shoulder (see Attachment F Section 4.1.2).
This can be achieved as a minor adjustment exercise, although the current
effectiveness of the drainage structures along the northemn side of Giles Foad
requires investigation and rectification (see Attachment M).

The planning proposal is expected to increase traffic volume for Giles Road from
252vpd to 486vpd (derived from Attachment F Sections 3.2.1, 3.2.2 & 4.1.1).
Nevertheless, the forecast volume is still well within the capacity of the upgraded
mad standard, and the Austroads Level of Service would remain at "A".

Croft Road is similarly a local road that contains a Bm wide sealed pavement with
0.5m shoulders, and forms the only connection of Giles Road to Clarence Town
Road and the wider road network Road (see Attachment F Section 2.2). It is
considered adequate for both the emsting and proposed traffic movements (see
Attachment F Section 4.1.2),

Existing traffic flow is extremealy light in the locality, with PM measurements of 30
vehiches per hour (vph) through the Crofts Rosd/Clarence Town Road intersection
encountering 320vph along Clarence Town Road (see Attachment F Section 2.3).
For the exsting traffic flows and posted speed limits, the intersection warrants
upgrade to provide auxillary lanes in Clarence Town Road for westbound
“Channelised Fight Tum” and eastbound “Basic Left Tum”™ (see Attachment F
Section 4.2).

The planning proposal is expected to mcrease peak flows from 30wph to 58vph
through the Croft Road/Clarence Town Road intersection (see Attachment F
Sections 3.2.1, 3.2.2 & 4.1.1). Nevertheless, the forecast flow is still well within the
capacity of the upgraded road intersection standard.

There are no pedestrian or cyclist Facilities m the locality, and no observable
pedestrian or cycling activity (see Attachment F Section 2.4). Council has no
plans for developing or upgrading Giles Road (see Attachment F Section 2.5).

The planning propossl i expected to increase traffic volumes from 230 vehicle
movements par day (vpd) to 450 vpd, and peak flows from 30vph to S8wph through
the Croft Road/Clarence Town Road intersection (see Attachment F Sections
3.2.1, 3.2.2 B 4.1.1). Nevertheless, the Level of Service would remain at "A",

PORT STEPHENS COUNCIL

167




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 4 - ATTACHMENT 1

PLANNING PROPOSAL 4 GILES ROAD, SEAHAM.

Y F
S
Poarker Sconion DRAFT PLANNING PROPOSAL - for Rurc! Residential Land mfé'

fe B Lot 14 in OF B4B513

Augusd 218 No 4 Giles Bd, Seafam Page 101 of 124
Within the site, the proposal provides a satisfactonily graded and visible intersection
with Giles Road, and low speed and safe environment with free flow conditions (see
Attachment F Sections 3.3.1 & 3.3.2).

Therefore, subject to the Giles Road and intersection upgrades, the planning
proposal is considered unlikely to adversely affect the local road network and can
be accommodated within the recommended upgrades to achieve satisfactory
operaton for the observed easting conditions.

Environmental Effects - Stormwater Runoff

Lot 14/846633 extends in height to about RL 50m AHD at its north-western corner,
and falls to about RL 20m AHD at the socuth-western and north-sastern comers. A
low ridge traverses the site from north-west to south-east, and is bordered either
side by Barties Creek to the south-west (2™ order watercourse - 20m vegetated
riparian corridor required either side of the watercourse) and Heydons Creek to the
north-east (1° order watercourse — 10m vegetated riparian corridor required either
side of the watercourse). Heydons Creek and Barties Creek are partially tres-lined,
and pass through existing dams at and bevond the site’s extremities,

Ax present, the stormwater runaff intercepted by Giles Road is conveyed randamly
towards the upstream terminal of Heydons Creek, and s creating ssgnificant erosion
and sedimentation impacts towards and along Heydons Creek. The planning
proposal will provide a managed pathway for this runoff,

The planning propesal, otherwise, involves a low density of development (Le. 1
dwelling/hectare) across a low ridge, where runoff generated from the road
pavement and roof surfaces can be easily intercepted and managed by standard
and suitably-sized detention and water gquality treatment devices (e.g. rainwater
tanks) before descharge inta the drainage lnes.

The proposal is therefore considered unlikely to adversely affect the water quality
conditions of Heydens Creek and Barbes Creek — this can be farmally confirmed at
Development Application stage,

Environmantal Effects - On Site Sewage Managsmant

Lot 14/B46633 i within a locality where a reticulated sewer system is not available
for connection, %0 that On Site Sewage Management applies as per Council's OS5M
Technical Manual. The site has capability to yield 68 dwellings {i.e. 1 x 4-bedroom
dwelling per 0.4ha of usable area - see Section 2.2,6 above).
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The planning proposal creates allotments for 26 dwellings at a low density of 1
dwelling/hectare, so that only 38% of its capability will be utilised, thus resulting in
62% reserve capacity for the site.

The proposal is therefore considered unlkely to generate significant adverse risk to
the site’s environment — this can be formally confirmed at Development Application
stage.,

Environmental Effects = Bushfira Hazard

Lot 14/846633 is identified entirely as bushfire prene (see Figure 14), containing

vegetation "Category 17 (orange) and vegetation “Buffer” (red). Adjoinang land to
the sowth is contains no substantial hazard.

The site s presently managed to reduce fire sk in the manner shown n
Attachment H. The site’s fire management plan has been developed in
consultation with local RFS personnel. A system of mown debris-free fire breaks is
established and maintained internally and around the site's perimeter. A mobile
1,000 litre capacity fire tank and pump unit is permanently stored within the site,
whilst separate fixed pump and hose units are located adjacent to the site’s dams.
A water access point is being established to the dam in the southwest, and will be
dedicated for RF5 use.

The planming proposal is structured to match the current fire management plan,
with the provision of a loop road to facilitate emergency accessfegress from/to
Giles Road, and ongoing RFS use of the SW dam for water supply.  Bushfire Threat
Assessment of the proposal, which nominates building envelopes with BAL's applied
(see Attachment L), concludes that the application of APZ's and the relevant
construction standards within the site can provide adequate protection to life and
property in the event of a bushfire.

Furthermore, the suggested building envelopes and accesses for all lots have been
identified on the ground (see photographs on pp.5-14 & 15-20 of Attachment O,
The tree removal data presented in Attachment O (pp.1-3) indicates tree loss can
be limited to a total of 239 trees, towards: -

erecting dwellings on all lots;

constructing driveways on all lots;

maintaining AFZ's on all lots;

constructing the road through the site;

nstalling two [2) detention basins;

establishing a water access point to the existing SW dam for dedicated
RF5 use; and

protecting and enhancing habstat supporting the threatenaed Phascogale,
Koala and Babbler species.
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To compensate for the tree loss, planting of Fke-tree species can be established
within areas of the site previously cleared for pasture and presently devoid of tree
cover; namely Sectors 1, 2, 3 & 4 (see p27 of Attachment O and p. 13 of
Attachment N).

The plantings can be achieved within the targeted areas to realise a gain of 3.13
trees for each one removed, and a 9.9% increase in the site's tree population (p.9
of Attachment P). In additson, the proposal can substantially enhance the habitat
of the Phascogale, Koala and Babbler species (see pp.5, 6- 16 of Attachment J,
pp- 11-13 of Attachment N, pp4 & 27 of Attachment O, and p.9 of
Attachment P).

The proposal’s measwres to mitigabe bushfire hazard may generate short-to-
medium term tree-koss impacts, but will generate significant gain in the site's tres
population and positive outcomes for threatened fauna species currently using the
site,

Environmental Effects - Water Supply

Lot 14/846632 iz within a locality where a reticulated water supply system is not
available for connection, so that on the site capture of rainwater apphes.

Based on average rainfall data for the locality (1,000mm per year), each allotment
in the locality can be sustained for non-reticulated sources of water supply provided
350m2 minimum of impervious surface s available to capture and direct ranfall
runaff into sufficienthr-sized tanksfreservoirs. This will balance measures to
manage the erosive forces of stormwater runclf.

The proposal is therefore considered unlikely to generate significant adverse effects
by or on the site's envircnment = this can be formally confirmed at Development

Envirenmental EHecls - Odour

The SW comer of Lot 14/B46632 i located 230, 260m, 300m and 330m
respectively from sheds on Lot 5171069432 currently leased for "free range” egg
productsan to generate interim income that mests holding expenses. The owner of
Lot 5171069432 is not intending to expand the facility,

A separation distance of 413m applies to the farthest shed when the facility is
operating at_capacity. The resulting arc (i.e. scribed from the farthest shed)
generally follows Barties Cresk, so that ongoing operation of the facility on Lot
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S1/1069432 at full capacity is unbikedy to generate adverse odour impact on future
rural residential development established on Lot 14/846633 (see Attachment K
Sections 2.4 & 3.1).

It is noted Lot 51/1069432 is part of the Wallalong "future grewth area” flagged by
the PSPS (see Secton 2.2.2 above and Figure 2).

6.9  Has the planning proposal adeguately addressed any social and

economic clfects?

Lot 14/846633 is part of a nesghbourhood containing 28 serviced rural ressdential
lots.

The planning proposal is infill development creating 26 allotments for "higher-end”
housing that matches the prevailing neighbourhood,

The propesal is therefore unlikely to generate adverse social and economar effects,
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SECTION D - State and Commonwealth interests

&, 10 Is there adeguate public infrastructure for the planning proposal?

Lot 14 in DP B466 & dwectly accessed from Giles Road, whalst electricty and
telecommunications services are available to the site.

Developer contributions for local infrastructure will apply to the future developmeant
of Lot 14/846633 as per the Port Stephens Section 94 Contribubions Plan 2007,

Reticulated sewer is mot provided to the neighbourhood, and sewage management
for future dwellings will be by means of site disposal as per Councl's QS5M
Technical Manual.

Reticulated water supply is not provided to the neighbourhood.  Howewver, average
rainfall data for the locality (1,000mm per yvear) suggests sach proposed allotment
can be sustained wsing sufficently-sized rainfall capture devices (e

tanks/reservaoirs).

6,11 What are the wviews of the State and Commonweaslih |!|||h|i|.
authorities consulted in accordance with the Cealeveny

determimation?

Mo authorities have been consulted at this stage. The planning proposal will be
referred by Council to public avthorties for comment; namely: -

Hurter Local Land Sernces:

Hunter Water Corporatson;

Land and Natural Resources,

NSW Office of Water;

NSW Rural Fire Service;

Dffice of Agricultural Sustainability and Food Secunty;
Office of Emironment and Heritage;
Parks and Reserves NSW;

Resources and Energy;

Roads and Mantime Services;

State Emergency Service NSW,; and
Woerimi Local Aboriginal Land Council.
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e
EPA

Dol bl B Y. BF 1832347

D
Mr Darvid Gaddes — I Lavis Lane, Williamicwn

Thi Envirenmant Proteciion Autholy [EPA] ks bian appeosched by M Devisd Gadaes 1o provide
rrForrmation 10 Bank reganding the Willamiown Contamination lssue, and specifealy
fa potental Fnpacts on Wand cwned by Mr Goddiss at 2 Lanvs Lane Willamtown

PFAE (par- and poh-Mucinated adl subsiarces) sre & group of marndactured chemicals that hne
been uned aa fin rolardanis gince e 10503 FRAS chomicals Finde alio Bsan uaad in o rargs of
commen household prodizcts and specialty applcations, incloding in tha masmriacture of non-stick
coslnaare; Fabvic, furribume and Cepol Blain prolecton appiicatons; food peckaging. and n some
indusirial processes. PRAS chamicals waes peasent in fommn ussd a2 Thes Wlllamiown RAAF Bass &
fire=fighting training and cpemtions pricr io & change in Defence policy hawed in 2008

On B Sugust 2018, the Commonvweaith Deparimss of Defence [Defence) edeased &3 Human Health
Figk Atssgsman (HHREA) axsminng postibls patfragy for human exposus b PFAS arising from
conlaminaion a the Wiltamiosn ARALF Dase Dolenca hay aisg relppsed an Envirgrrsenial Site
Axspgsment which inoiudes modaling to predict the movemant of the PRAS chemicals.

Bloth mports minfcece Thal e drinking or consumplion of prowndwals: s @ MBjor expasuns pnlinwey
for PFAS contaminalion and highlights: (hal incidental swalicwing of groundwater of surfsce waber,
pariicuarly by chidn, should Be avnided when showsring, bafing and Feimming

Thi NSY Germenmand is recommanding Shal nesidents from [he Wiliamiown soenmunily Bring inside
s S ElserAcwn Emvesligalion Arsa [oopy attached] foliow preceutionany sdios 10 minimiss thek
Bxposung 13 PRAS chpmicaly orginating from the Wiliamiown RAAF Basa. The pred@snionany advicn
I

Do not use groundwater, Bon waler or surince waler for drinkdng o cooking
Do not aal eggs of drink milk produced i the sdvisory anea
Aveld Fwaliowing groundwaier or durfilcs walar whan hathing. showsring, swimming and
padding

s Msdargts consumplion of fral and vegeiablas, meal lrﬂ-mm i iha scvisory
amd whis furtfe work and snalysis s deraken

= Localy caught ssafaod is safe fo sall (but i is mcommended thet Dusky Flathead be caughi
wnd released by recraational fishess). Poopls who sounos end et large amounts from » singis
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o m
Thay Gereeral Hanager

Port Siephems. Coural T T TR ]
IPO1 Bl A2 0 PT  | 1 1 OS )
sarwd (| ECH R0 B
RAYVHOND TERRAE NSW 2324 ke i
ER e e o e
s | s I LS Bl S

et e Mackiam, Vo e s VW L

RE: Farther consideration of 59,1 (s11F) Direction 4.3 Hood Prone Land — 3§ Lavis Lane,

I'l'l'H.nl.mlﬂﬂ'lﬂiﬂ

ﬁuik-rurrmhnmprmndhrmcnrlm (KDC] on beball of Kraghtsteidgo Estabe Geoup Pty Lid for Poit
Ciephers Councl [(Councll]. 18 B prepaned in sedponss 16 Councils roguesd for hurtber oomnsddes ston of £9.1
(previously s117) Direction 4.3 Flood Prone Land 85 padt of (b Planning Proposal kedged in 2016 for the

roFoning of 7 Laves Lane, Wilksmlown NOW,
1 Site Deecription

The ske & located at 2 Lavis Lane, Wiliambown and s legally mown a5 Lot 71 D9 435589 and L
1I7EFEY (hevoafler refoered o s “the site™.] The ﬂunhn:ﬂrdmhhmmﬂﬂﬁ.md.adpiﬂu-

Mclnalkd s establishment, on iFee icundaboul ot Lavis Lane/Cabbage Teee Rood and Relson

sitn & mapped inside a Flood Manning soce o5 por the Port Stephens Local Envieonmasntal Plan 3013 {

Flood Planming Mo (refer o Figume 1)1

Faguire | - Poad Soegelasim LFT Bgs U atirssct) Flosd] Plsimibng Map (P00 00E)

el

16273 Viliarnboen_sd LT Corescheratan_ M08
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K Background

Iy Mardaaiy 201G, o Bahall of Kedghislekdge Dstabe Groud Ply Lid, KIDC kdaad a lobmal subsmbiaion in rolalian
o e ealt Poil SRojleers Flgoditain Risk Managemend Polcy ard Food Haraid Haps, paefaoulaty B Hiood
Harard Maps Part 1| - 5. The cubmibselon rased conoern ower the integration of the policy inlo smsiionmental
planning legislation, e maping categores e, e mpact of e policy on devslopment sdssssnend in the
aren s mroen spocilically andd B Impact Tha polioy would e on e lube developmant of B 8. A copy
of the subsmission i attached ab Endlosune A

Under the Draft Pt SRophers Flood Hazand Maps, the site was cabegorired as High Harard Flondsay Area
{rofes o Figase 2.

Figume F - Prort Stepdwrom | ool §larand Magp

I8 was considered that this calegorsation was urmsarantod due 1o @e specifics soch as the rabed natore of
Tha &ili aind Exckalinng Hclhei il oikile.

Thee it hatte Bspon: prosided with & Dessollopmeent Consont thal pormdts 3 fat food restarcants, & cawand, a
Bocking olfice, & Urvenn and 50 room motel. [n sddStion b e spprived divelopmonts ksbed above, a
fuathesr devadopment lof o tha wath of the band that s appioved desslopmants s on has appoval for
Filirg o b abowe the current Pood jlemning livel, 01 veis conakiensd that il the Larsd was provided & Wigh
Harsd Flecabisy calegorkation, (e developmaent pobestisl of this site will be greatly alleched.

It ws sy rodesd thal Ehe e that cusrsntly oontains the new MoDonald's bullding [nortt of he sile) e
st e G 1o pobential Noodieg mpacts, A section of mad adioiesg the ModDorald's bulding 1o The
Horth ‘Wost was given & Low Harard Food Siomage citegorsstion. Tho Modonakd s site and kand to the couth
il b pabed 8o 8 sdmillar esgll o e Dowy ilarand Flood Shorage leed, ard s siach 0 vess suggesitesd that
the sabsect site shoild b provided o similar Low Hazasd Flood Sioiage: calegerisation,

e Thee appecnned deselopeminds on Ehe subjesct site wire underway and e wiss & rokid] B Domak]s sie

Sy i ExiEhenos W T alda, I wis sagoechned thal th Tiood hapsid masping had ot taken inbo sooint
sile specifics, curent developarent and ecently comploled developmaent,

DGR Viliamioen_a] |7 Comderaton_Hach 018 2
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Thee susbmibssdon condcludiod thak oven if the category of the @ie was not changed, the proposed Policy and
dsiciated inajeg ikl onnlinie 15 Tacifals Seelipmant i high sk R, fadticulaily ghaan e Mool
miigaiion stratngies that ane available thrcugh approperiate ste planning and devslopment altemathes

3 Williamiown Salt Ash Floodplain Risk Management Sty and Plan
Tha Willambown Salt Ash Flaodplein Risk Managesent Study snd Plan [Ehe Plan) was adopled By Podt

Sephirs Courscll on 1 December 2017 {refer to Figure 3], Under Bhe Plan, the sfie B cabogoniaod as Ploodway
1 pink) & Flood Slorage [yelow)

Fagesy § 1% &P Db Py — Fhyadrmode Caltoparios {Fhgore & - )

Cince agaln, it B corsddened that site speciiics vwere not foken inlo accoard in the prodection of the Flood
Harard Maps undes Ehe Plar, High bevel mcclaling has Bssen willed and has thevolve ncormisily catisgoied
the gile a5 prienarlly Hoodway, MobwitFstanding, B b sl considered thal Bhe mirsctorial directions ane obie bo

b sdeguately satbefiod, e outBined bolosw.
4 inisthErial Lirections

The Ermiroremerial Planning ard Assessment Act 1979 (EPRA At section S R ) (previoundy section 117)
contalis & B ol Directions Bsued Dy (he Minkler for PRinddng o deksant plarsing sthonles. Soctoer 4.7
et bo Flood Prond |Lamnd

4.1 Section 4.3 Food Prone Land

Wilpre fhis afrpclion applios

[ This giresmicey Aooies & 0 reknaid SO SDOnTss el aF repareal e Mocer pronet GG ity
ey L wd.

Wefrasr D clinedTRovT O

(T} This SrTes® AD0EST il J ARSI DA AuDf) Sriiesl 8 SRNVWAS DFTEVEN AT SreHeEE
rEmOVES v ATeTE 2 20 O & Dreason el ety doad’ prone kg

Ax dlabal sbove, B sl & classilied & Mot poone lamd under the Poil SEopters LEP and WillsenEowry Sak
fuh Floodplain Pk Manasgemend Shady snd Plan, A Planning PMopossl hes been lodged o ameend the Port

P Viliamioun 8117 Considerabon Hach01A
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Stephorms LEP S0 posmilt Ehe wre of & “eervice stabion™ & the site. This will erabls enploymment gererating
ol cinl SOhily DS Goeni o & site hal K scopsailile, waell sillad 16 nod-deshiinlial lafd uss &l will findds
& much reoded service (o the area In the fube, As such, the provisions of Section 4.3 are applicable to the

sle and will be ssnrcisd below

DObijeclives

{1} Pl olyecies of Burs dieobon ap

{a) fo s D develngeme oF foad peond D i apnssTeer with e ASHY Gemeed's Flood
Frone Lang! Foicy and ity principdes of Bw Roodpien Devesogenenl AR’ J008, andg'

(b B avRae SN I DFDRERENTE o T LEF ON Mogy prpiwt AV US CENTIVTMNTREGH Hally SR e
o irclucies ovascradon of i podenia food impacts Bodfr ot and' ofl e sadvect Lang

Wit & relewind plavning Jathority mosd e & g direchion spplies

Provision

A planning proposal mast include
peoviions thal ghve effect Bo ad
are comnslshent with The RS Flood
Frone Land Policy oand e
piinddples  of e  Floodplain
Darpriopiment Mol JOE
linchiding the  Guideline  on
Development Conlrol - on Low
Flond Rach Arner)

A planning  proposal masl oot
onhlain provdors hal apoly 15
e Moo plasrening e wiich

{a] pomil desclopment N
flocsduay areas,

Comiment

Bt b propossd that & sfto speofic
lood sthudy [Local Flood Seudy’)
b wewdertaken  posl  Galeway
deteiminatione. This Study  wall
speecillcally s e exdsng and
appovnd raked vl of
simmounding  gound  lovels  In
destismmining e Food Marsed of
thes e, The soops ol Bl Sy
will be o demomirste that the
planning  proposal & conskchent
with the NS Flood Prone Land
Policy andd i pinciphss ol e
Floodplain  Developrment  Manasal
2005,

Thee plaining propossl ssls B0
aliow e use ol & service sERRkn
n B2 Ruwdl Landsceps sred K
Iherefone  complant  with Ehis
niskon,

Bt & mofnd thot exkling and
ey appdoved fulie grotnd
ks e shgrificantly highes Bhan
the  lvel  that  have  beon
modelisd. S such & Local Flood
Shxly will bo ueksisken o
meriide further detall o the Nood
calegoriation of [he ote,

Thae Lingml Hotsd Sy will prowvide
detall on the mpacts of the

PGS &9 _Niliamien sl |7 Corsscerabnn MachO1LH
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(b)) permit dewlopment hat will
il W agiilicant Mol mpacts
fo obfer properties,

[e) permit & significant Incrodss in
tha dmekaaamaent of Thal Bl

(d} ae lkely B0 resulf in @
subelariially Inerisised
requiemenl  for  governmient
spencding on flood mitigasion
masred,  infrslruchee o
RV, o

2] pormit diovelopment bo b
cairied oul withool  developmend
oonsant aept for the purposes
off agricudture {not including dams,
drainage canaby, bevess, Bulldings
o siruciures. in Fecdwiys oF high
harsed aress), rooads of e

chrmdoprrend

offioer  of  the
reerinabed by the  Dinecion
Gereral],

For B parposes of a planning
mopoial, & rolevant  planning
athoilly mest ol delenmies &
Floard planning b thal s
corsbdent with the Floodplain
Deyelopiment Mawal TS
pincluding the  Guideline  on
Development Conlfrol on Low
Floodl Rk Afens] rdess &
mebvant planning  authorty
kel acladure uaiiSaiion o
tha piroapcrsid] daspiebuse: Meoim Hhal
Manusl 1o Bhe waliclaction of the
Diricioe-Geneial [or an olfcer of
the Departimienl romand i) By e
Direcior - Genaral |

Marsdng  Proposal on Bhe

i Gl i

Thep planrersy proposs doos fol
[H e B wigraficant,
unnstorable  incroie  in the
thirvslaimant of T clle

Thié proposed e of the site 88 &
sorvicp slafion will by prvalely
T arad ot recpre sulslantial
government spending. The Local
Flea) Shisly will alko b abdo &6
prerride evidence of this thiough
iderditying any offsite mpacts.

PDevelopmert of w  sovoo
flation will nol Be caiad oul
withoul developmand ronrnd

The plarcing proposal & el In
rogard to residential land.

Thae Loom Hood Sty o b
uralen Ealken poal Garlewvay
detmirrinalion  will desnonsirate
that  Hw paning proposal K
conssbond with the N9W Flood
Preree  Land Policy  and e
principlet  of  tha Floododsn
Dewisbcgrreerd. Marwaal 2005,

PGS &9 _Niliamien sl |7 Corsscerabnn MachO1LH
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| ' i b 1k I Gty j
1 iy ! T wcall ¥orl

L] i ] 1 1 @ 1 i

hee | | thest thae Wilkar i Lo Bk ; i i
by ali &l Fi A 3 cnuf that eyl | by | T

i 4 1 Gl 11 A AT D -1
TUH, 1 ] 1] ko ol L | I W
fod, T b 1l I | [ (£ [ |
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£ |
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A lanumy 214

The General Hanages
Port Slophem. Coundl L e

PO B 47 P ',,. o
HATMOND TERRACE NSW 2324 | pnasgssty
4 Fp el sl
| AR LT T
— . Tt 1, 1S il vt

| o i W MY DY

RE: Subnssshon to raft Port Stephens Floodplabn Risk Management Policy and Flood Hacand Maps

‘Wi wish b make & foomal submision 16 Coundll on Behal of our cliend Knighistidgs Eatate Grosp Py ILid,
I pelalion o the Deall Port Slephens Foodplain Bk Mansgemenl Policy and Flogd Harard Maps, Tha
sulemikesion bolow & relkant on B information povided wisth public notification which i idenlified &

s Fiood Harsnd Maps Pt 1-5; and
& Fioodplan Rk Maagement Policy,

Flosndgiladn risk planmning approach acress sach stalubory plannisg layer

P b Mralising & kgt shiuchure pnd uitimabely Bhe policy dball, Bher e nesesi bo b= a e arelsrstanding
of twe Boodplain risk management planning oultomss expactod fiom each byer of stahutony plars.

Thet ol cachs shimikd s eflect The almd of The Fosipaln Developiment Manun] el Desl peactioe Aocdplsln ikk
enaraigement. This piquiris an sisssemerd of ikks bo property amd persons. acioss & range of polential Nood
eenls veithin T whioks Moodpbain @5 dolined by e Mancal, This would ideally B The oubooens of & Rsodpbsin
risk managermeent shady and plan [Ehat deal with management siralsghe beyond plarsing| & roguived by the
HMarmnal. However, where noll avollable s The severily of The plaening ssees permils, hene may nesd o be
s amiteralvn Shales 1o undern Sach slattony plarsing Lager, Thass matbers mssd b B dleni By reschsad o
vk slgnificant lsucs

Integration of the Port Stephems Floodplain Risk Management Policy nfe Erwironmental
Plamming | eqislation

Than drfaarscked Poloy showld prosdde Cloas dingction Bo Poirt SRephieres, Councll a8 whal & roquiresd 1o b achdisasd
vaithiln s dinate sialubory plans, when Noodplain ek mansgemsent plans. aie medgulied, the bl of dslall
e pacted wihin piepaiing sach plirs, &l whal o do wissn Moo ek inlormation & nol aveilabis, Ths k)
b achisvrd by culindng baslc polcies wilien the propoced NSW Manning Polcy aapported wilth lechndcal
guidelines. The technical guidelings nesed 10 be cloar when providing direction foe develogrnent assissinont
s and the proguaration o suggeeting docurmaonis.

Magipding of Flood Areas

Tha ramges of oo mspe could be shmplfiod o ore Ehat e, Hhe thies Bood rikk poness For main rivernine:
Pescalirg, wiith an appbcalion of The abdve apprnsth, To wvisd Selays 1o Bhe plining proosss olfsse lands Fal
B i el By wivy of Melbvenany assessmand s poberdbally Seodl Ratde coald be chaswe o Tood lenestigation
seodrd, Flood mepping could slso include landss subject &0 onowm ovisland Bow Nooding, besrsg ncludod
writhin e definition of Mooding within B Floodplin Denslogement Maral

FEF & Willismien o] | P Cormicdeninen Hach0LH H
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Wi represent our cllent Knightsbridoe Edtate Growp Py Lid wihe ows Lot 21 DR EJEE1T and Lot | DiF 1 IFIN2
{elcsand road portion ol Lo Lane), Ko, 7 Lavis Lane, Willamiorm, heyealter refernsd ko ad "the site” e wikh
N Pk LB Pegaddng D pioposed Moo calergorisation of Tha site and L in Tl wicingy of the sile,
& proposed in Poit Stephens Draft Fieodplin Rk Management ooy, wihich s currently on public sdbibition

LANE, WILLIAMTOWN.

Fidure Dewclogasent Pobenbial - F Lawis Lane, Wil lamEowen

[riefist S Hhe Siguri bakow))

Flgre 1 — Subifect Area

The sito ks located on Keleon Bay Rond, adjcining & new MoDorakd's establslment, on tha roundabout at Lavs
Lane/Cabiusge Tres Bosd and Nodson Bay Road, The sfie s idenlified within & Migh Harsed Floodway sea in
thes prcpeiresd Mioncsd hatas ol rradgs. Glvinn Thed Cados godisation of 11w kg B simmoinding poogserlios: duing the
initiar] floodd sy, preabor cosvddoration should be given: B low sk developments in bigh hazand flood sones,
particulmly fod commernclal ad industris deselopmeniy, &8 opposed (o smplified mags indbcating flood ek

rones, This would Gaciitabe appropriate development, whila akeo ansuring public safeby,

Thee sitié i locabed rearl Bhe ndeeection of Relion Bay Bobd and Livis Lane, inodoss picodmiy To Mewcmitle
Abport. This b a stralegic kcation al the hection of ey lisks from the F3 Froeway and freen Mewsasto,
Mewastie Aipeat ik the 12™ bosfest sirpoet in Australls acocenmiodafiesg oeer 1.2 milllion perssngers 3 yos.

Host piopls traveling fo &l fiom Nesoasle Mport do s by prhvale velibcle, Taadlliee oni senice, of us
service, The majority of people utiising the ainport will rovel Bwough Bhe precingt identified on the attacdhed
plan.  The epportiunily b prindde servion and tourst relslog Taclilies within s pracinet will bring with it
significant copnomilc benadfs. [0 the LGA  Fubure developmient choold rafled is entily & & galeway o

Mewcavtio, Pol Shepbens, s the Hunder Valley,

Lanad im e vacindlty ol the RAAF Becs Willlambovwn and Newoostle Arport has. boon identified s hawing the
potential for regionally dgnificend employmend genes ating development o el the dermand of e expectiod
pogulalion growlh forecast by e Lows Hunler Reglonal Stabegy. The Dedends and Akpoil Relaled
Employmesnt Zone [DARET) al ‘Willarmforem was subsequently idontified fheoigh o Land ke and Devwlopsment
Shratoegy (00T which piovides for Uhe aged dewdogment of the DAREY Busdress Park over e next 10-25

i
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The DAREF Bundress Park will povdde opporfunities for development in the commenclal, indisstrial and
Tachiokoagioal Nekls i cdlose prmadimly [0, aidl Py Slhondg s e oy gies wills, T exikling RAAF B

ard Alport Eacilities [[VMRET Strategy, GHD 1007),

The Ryigee eraspor iy Of ermplonyesss sl visiiors bo Ehay o B ot Prrdreess felafod iips o tecroaticn will oss
Thueaigh Hhis. pracingt o Sooess Nowcass of e Hurilisr ‘vallsy. 1t i by envisaged that tranckent etk vall
b reguired within the DAREF Bimdress Park from time B0 timae, in addition o Thote workess who srosdy
peride Wgue services B T RAKF Bae. This landd po cvides. e oppcabuniy Pod pecormamodiiion afd Lacilithos
o sarwion Hasl resods i choss peossimity o the FLARF P and Mirwcasths Aigort, Devadopmient upon s band
B nol mferaded 10 compete with the Faciitles 1o be provided within the DRRET Business Pad, rather it would

Pkl coemiplemanlany REgee] sEnAnes

The site & locabed bo the south essd of the DAREY shudy srea and b shretogically locsted dose o key ioad
Biks 1o Keverostle amd e F3 Froseay. This strip along Relson Bay Road, soulh of Rewoastie Rlpaoit and
RAAF Base Willambown, povides & inbgoe opportundy for developmend b provide supporf services and
Facilities for vidiors o the Region and workerns ssociated wilky Bhe DARE? Business Pacc. Food oullets, by,
accpiminddation facilitles and ofhid ceivicn ol Pospitality oelboed acthitkes e compatible with the
erriitonmental Britations of (fe lond and the adjcining employment gerenating dovelopment lands.  The
pinpossd] Focdplaln Pollcy Wil iesliicl disvlopimend oppbitumillies dua 16 & Ragh rsl Nocd calengorisation
imposnd on the area,  The proposed Flood Policy and associaled maps shoukd bo charged 1o ieflect 8 mone

supnottive approach B0 divelopment within this arm, rathed than by steviisdng this predne.

1% ks nisted that bhe Land that ourmently condaing the nose McDonaid s bullding Bas been rabeed duo 1o potentisl
Fosing impacts. [t B further noted thal the dendopment consent kaued for Bhe sublect site permify foe
around kvl 1o B ppleid and compacted, which B arenlly ondesvway, A secticn of moad adiolsing the
Mchionalds bullding to The Morth Wist has been given & Low Hazand Flood Stoge catogorisation. 1T s
suggested Thal the McDonahl’s sfio and lacd o the soulh el will be reled o & smillar height ae 1B Low
Harand Flood Storege lacsd, and as such P subject sie shoold b provided a similar Low Harmn Flood Saomge

cil g isation

The site has Bbsen provided with a Development Condenl thal per@s 3 fasl fosd restmmants, & carenh, a
becduing office, o tovern and 30 room motel, Thir Devliopment Corsend (wovides for o Nood kel that the
moposed Nood policy will nol hivee an impact upon and B8 asch will mpecd on the relevarce of the flood
Faraet) mapping. Furtfer b0 B ajpeivied develofenints st above o Raeiiher devoloprment kol 3o Eha soilh
ol e land thal the spproved Sesedoprrents aie on has aiEoval fs Blling o o above the et flosd
planning beved. 1T e land & provided & High Harsd Floodwesy calegoation B developmaent polentisl of this
it will 1 gimally allechod, Green (b gt deskopmanls o e subjed sllo ale wraksrway and Do i
& raised] McDonald's sile already in edstence In the area, 11 woukd suggest Bhat the flood hazan mapping e
o Riens indo accound ourrent. devolopment and reoently completed deselopmaent within Ehe Floodplain Risk

Managerent Policy

We progscse the shove mentioned devlopment corakderations for Bhe sfe snd sairmoundieeg acis bBe bsken info

aoorunt 45 palt of Bhe Dealt Pt Hephens Floedpiain Rick Managemen] Policy.

TEF P Viliamicen 411 F Comidermton_ Hack201H
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pe

‘ihibe ve understand thal this Polloy s necessary and well overdus, considering the ficod risk to residents of
ther P Slaphass LGS, the Policy ahoubd) nol bave schvirse impacts on the proosss. and length of desveloninant
adessmenl. & policy nctos that allows o [ apgdication of dfteient Mood panning kool for diflonent
wlmmnonts of & development 10 schisvn posibive plareing cubromes should bo implemented, Accordingly, the

LANE, WILLIAMTOWN.

Impact on Development Assessmenl

Policy thould =18 faclitsbe devolopment, paficalaly susrounding coimmeicial land (s

The stody maps highlight which propesties ane sxpected to be sffected by Siooding. Even If a small portion of
the property B affeciod, the whole poperdy sos will be chassifiod a8 alfecied. Dévwslopmen! cootiols e
appikd Bo 8 whiolo propeily and caneol Do spll, regardiess o Teine] weatiowil, |rwveeseer apearafnom of fh onalrol

deponds on whete on the proper ty Bhe proposed develogment b localed, and whit bype 1L s

W nole, Coundils luve & resporelalicy Tod dendilying ard Dhen mandging e riek 1o 18e and peopesty Trom
focding, and hewe a duty of cae o dscose this indmmation o the commonity, Additionally, Coundll’s
calchymend wichs Mood shaly represents signilican] mhvances on pievices sife bersed visstigations, which &
Frsdtedis. iof Ths Commiunity are sl bo aocess s slgrificantly Important, Hoveimaar, im tha conbest of promdting
good planning outcomes, | b importaet Councll Development Assesement Officers comslder ressorablo forms
ol ilivbapiiteind G Mol i ceee alfectis] Lad, Conshilafing (i & b rangs of 5k imafbdgimanl o oS
o devlopemnd, designed Lo crsune appiopeisto kevels ol sk o Evate peoperty and public infrastnactune,
ared risk 1o e Eooes, are managed s part of the planaing prooess and the delivery of infrastnactiee. This
sk B ol o tacydadly For land i Dha wvicindty of e RAAF s Wilsmiown afel Mevwoasihe Mipoet, a6 il
hass boon identifind s having the potential for mgicrally sigrificant smployment gererating develapment &o
et Hhae demands of the expecied populstion growth forecast by the Lower Hunter Reglonal SErabegy,

Flusd Mitigalian

Thasie aie a ey of devskegerard opiiors winch cnn B pooplod Do edecs Moo consbraints on devwlogemeed

patential On o small srale, these may inchads
# Floced peotection bunds. srowurd felds or comemritios;

& Roadirall culverls (o comery mincs sbreams and draies;

o Lscal andd diradrager and river divrsion works, especially for veater supply and absbaction porpaosess;

o Cormtiucting Badlcings on raked giooed;
* Corstructing bulldings on stilts (with storage undernosth);
+ Lising flood resitant materials;

w Cin-sRo Thoeod soerune horakions:

= Corgracting bullings awey From aness thal see subject to ercskon, Tor example river banks

# Lincal flocd inragpe sroe, o done focdwalor Bom kocal nuncl:
o Bl i beoal ambaniarssnis 1o & Feghl aboss e el Mol wal o ks,

= PMlai! wiagetnticn on 1l embahkmsats o el salility &l iathice: shislon

Cans sl

iy F Wlumicen 1|7 Commsiderabnn Hach O OlH
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Local Infrastructure
Contributions Plan
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1.0 Executive Summary

Par Tal the Emaronmental Planning and Assessmant Act 1979 (the Act) authonses Pon
Stephens Council (Council) o collect contributions of maney, land or bath from new
development to provide for local infrastrocture nesds, The Port Siephens Local
Infrastruciure Contributions Plan (the Plan) has been prepared in accordance with the
Art for the purpose of imposing conditions requiring coniributions, The Plan authorises
the imposition of conditions of consent requinng contributhons and provides the
framewark for the calculation and collechon of confributions

The Plan describes the areas where contributsons apply, the bypes of new development
required o pay contributions, how contributions. are calculated and the infrastrecture
that will be funded [wholly ar panly) by confributions,

In the period 2016-2038, the population of Port Siephens & expected o increase at a
rate of 1.1% per annum. Council will provide new o upgraded hseal infrastructure such
as roads, parks and sporting facilibes to accommodale this growdh, This Plan sets ot
the infrastructure and upgrades that will be funded (whally or partly) by mew
developrment and the rate of confributions that will be levied.

The Plan was adopled by Council at a meeting held on 10 December 2018 and came
into effect on 1 January 20200 The Plan supplements the provisions of the Fort
Stephens Local Enviranmental Plarn LEP 2013 [LEP) (as amended fram fime 1o time).

Structure of the PI

The Plan has the following chapters:

=  Chapter 1 — Execulive Summary; A summarny of the essential companents of the
Plan, including a summary of the contribution rales;

e Chapter 2 = Intreduction: Qutlines the purpose and objectves of the Plan, including
the catehments of land and the iypes of development if applies to;

» Chapter 3 — Plan Operation: Provides a descriphon of how the conlnbutions ane
cakoulated, how they will be indexed in the future and details on making payments;

e  Chapter 4 — Administration: Describes the management and administraton of the
Plan, including how contribubions are reporbed,

e Chapter § = Contrbution Strategy: Lists each local infrastructure confribution
calegory within each eatchment in defall and includes the nexus babwesn new
development and the need for additional local infrastructure,

« Appendices: Includes a detailed Work Schedule that lists the infrastructure and
upgrade works o be funded (wholly or partly} by contnbutions and maps showng
the location of the works.,
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Local Infrastructure Contributions - Catchment Areas

il AR

Wam

GREAT LAKES LGA
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- r —_ o e [ -
LI Yy of Lontribution HKata:

Far the purposes of this Plan, the local government area (LGA) has been divided inta B
4 catchmenis as ilustrated in the Catchment Area Map abaove.

Additional catehments for specific areas may be determined from tims to tme (&g,
Kings Hill Urban Release Amea) and would be included via a formal amendment to the
Lecal Infrastructure Contributions Plan.

Contrbutions rates for each catchment have been calculated based on the tems listed

in the Wark Schedule at Appendix A and the Contribution Sirategy in Chapter 5 of thés
Plan.

Table 1 below provides a summarny of the contributions payable fowards the specific

infrastructure categories in sach catchment. Further details are provided in Chapler 5 of
Ehis FPlan

Tabde 1 — Bursesary of local brires e bure contribation calegory rabes per cabchiment

Catchment Rate (per dwelling/iot) ]
it . Cantral Fem Bayi
! oy TI m‘m'm'm"? Growth | Tomares | Fulesion
Rural Corridor Cove

Chvie Admenestration — Plan

| Management . 5587 | SRET 537 . 5547
Civic Admencsiratsom —

| Works Depot . 51,501 | .50 31.531 | 1-1..53T

| Town Centre Upgrades | $4124 | #4124 | 34124 | 4124
Public Open Space, Parks Fuoad 32 03R

| and Reserves | 3o | ganes | %110 | 3991

| Sponis and Lewsure Facilines | $2,185  $3135 | $2.202 @ 32004
Cormmunity and Cuttural

| Facities _ L | & et ] ¥

| Road Works | #2138 | 22882 #2283 | 0
Medowie Traffic and BI0GT

| Transport | * pmm! ¥ | ¥

32518 831
. Shared Paths | $2485 | s847 §3.312 . 3,070
. a6 o

: Bus Facilities 517 530 £11 1,035
Fire and Emerngency 534 0 5226 52:11-3

| Flood and Drainage Works | $665 | $1452 | §1.738 30
Cross Boundary 32407

| Contributicns | 0 - 0 51082
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. E I IRE YT IR T VIR Tr T T

Lo | $17.686 | $19,649 | $18.444 | $15.814 |
Table 2 = Susmimany of dscourds for Sscondary Dwellings, Tourisd snd Visitor Accommssdation amnd Housing
for Besntors or Pesople with o Disabdity

Catchment Rate (per
Wost -
Caniral Fem Bay¢
Infrastructure Category TI mmnnd- Growth | Tomaree | Fulleston
lﬁl .I':.'."‘I.:. 2 Corridor Cove
Chee Admenestration — Plan $754 $794

| Management A ity

| Givie: Admanis irataon —

|WoswDipat | ¥R | BUE | OB ] W |

| Town Centre Upgrades | 2062 | B2.062 j2.062 | 2082

Pubbe Open Space, Parks 5573 $3.049
landReserves | 3461 | siore | 5798 | 190 |
| Sports and Leisure Facilities | $1.092 | $1567 | §1.1468 | iiﬂﬂi |
Community and Culiural
Facilties 0 0 2412 =0
| Road Works | 32568 | s14a1 | 1941 | %0
Medowia Traffic and $1.533
| Transport | ¥ g % | ¥
31,258 15

. Shared Paths | $1.243 | 3423 51.1.555 $1.535

| Bus Facilties | s 2

| Fire and Emergency 17

: Flood and Drainage Works $332

Cross Boundary 50
| Contributions ooty |-
8,968
Total | $8843
Table 3 - Summary of discounts lor Caravan Parks
| Chviz Administration = Plan
| Management
Civee: Admenes irabon —
| Works Depot STEE £TES 2rEE $788
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[ Town Centre Upgrades | $2082 | 2082 | S2082 | s2082 |
Pubdic Opan Space, Parks 5573 Sim

landReserves | 461 | s1ore | S0 | 190

| Spons and Leisure Facilibes | $1,092 | $1.567 | $1.146 | $1.002
E:::;::nly and Cultural 0 0 8412 0

|RoadWorks | 34109 | 52306 | $1826 | 50
Medowie Traffic and BI4s4

| Transpor .Y ey * | #

$1.258 §415
_Ehim'ﬂpmhl- | $1243 | s4z3 $1.656 | $1,535
; g8 =0

Bus Facilities - %8 | s 55 _ 87
Fire and Emergency g1 20 2113 i-'l:I;ﬁ

| Flood and Drainage Works | 3332 | §726 | %869 | %0
Cross Boundary #1103

| Contributions O . N
Total $10.508  $41.635 | §9.800 $4.973

| $10.384  $11,541 | $9.907 $7.907

Tabis 4 — Buminsiy Of dlecoumnts for Touriel shd Visibod A oomimaadsson

A AR e
oo e Cove
I:ll Y :H'I: ' Fowd _ e lES _ 254
vl AdmeneBirataon —
Works Depat . ¥ | ¥ ] 3TEG | ]
| Town-Centre LUpgrades | w062 | RE06d | #2062 | RE061
Haitear Dipan Space, Parks
| and.Re s S _ 5571 | B laE 758 _ F1el
| Spoiis and Lasue Facilies | Fi082  §3.567 A4 | BL003
Comarniniy -and Castiural
| Faciiies. . o | i Bl _ L2
(RoadWoks | 32568 | $1441 | s1341 | 80
Bladowis-Traflic and
| T ; . 0 _ 51502 50 _ 4
| Snared Paihs | $2258 448 | $.B56 | $4.535
| Bus Facilites 34 $18 | 350 $517
| Fira-and Emergency | %1 = %0 3113 31408
Floodand Draeages Works 3332 3736 3863 )
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Table 4 — Summary of road haulage contribution

Development Type Contribution Amount
E)gt(act\ve Industry and/or $0.084/t/km
mining

Vi
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2.0 Introduction

Mama al thi | e e

This i the Port Stephens Local infrastruciune Contributions Flan 2020 (the Plan)
The Flan commences an 1 Jamneary 2020,

The primary purpose of the Flan |2 to satisfy the requirements of the Ermironmental
Flanning and Assessrment Act 1970 (the Act) and aulhonse the impasiton of
conditions of consent requiring contributions for the provision of public services and
amenities as a resull of the increase in demand caused by new development.

The obfectives of the Flan are o

{a} Avthorise the consent authodity, of an accred@ied certifer, 1o mpose conditions
urder the At requinng comtributons when granting consent to development on
land 10 which this Plan apphes, including complying development:

{b} Pravide an adrministrative framework Tor Port Stephens Couneil (Ceuncil) in
redation o conbnbulions towands the provision, extension or augmentation of
local infrasiuciure;

{e] |dentity additional bocal nfrastructure thal will be requined lo serdce future
developrmeant

{d} Ensure thai bocal infrastructure is provided to service the needs of the fulure
pepulation without unfaidy burdening the sxisting community with the costs of
prowiding this infrastructune,

e} Enable Council lo recoup funds it has-spent will or may spend in the provision of
local infrastructure in anticipation of new developmant, subject o any
amendment to the plan;

{f} Provide a comprehénsive strategy for the assessmaent, collection, expenditiane,
accounting and review of local infrastnichung contributions on an équitable basis.
and,

(g} Ensure Coundl is accountable in the admmistration of the Plan and the local
infragbnuciure coninbubons framework

y = o
1 Ml

This Plan apples 1o all land within the Port Stephens Local Government Area (LGA)
[see Land Application Map below).
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s s oo LAND Appplication Map (excluding cross-boundary areas) “ PORT STEPHENS
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2.4 Intarpratation

Wrds and expréssions used in thes Plan have the same meaning as the Act and

Fort Stephans Local Emdmeamental Bfan 2013 (PSLEP), unless aotherwise defined in

the Plan

- Dovelaprant o wheh th Flan Applia

This Plan appies 1o the following development

»  The subdivision of land, where the subdivision would facilitate a polential
increase in the number of dwellings penmitted on thal land:;

« Residential accommodation:

» Seniors housing as defined in the Stale Emdnoamantal Planmmng Palicy (Houaing

far Senlors of People with a Disabilty] 2004 (Seniors Housing SEFP), with the

exception of residential care faciities;

Toufisd and visdor accormmodation,

Caravan parks,

Moveable dwellings,

Manutactured hames, as defined in Stale Envimnmental Planning Paolicy 36 -

Manuwfactured Home Esfades;

=  Manufaciured home estales, as defined in Slale Envirormenial Plannisg Policy
36 = Marufaetured Home Estales; and,

=  Exirachve indusiny: and

Mining.

Faachucions Runtma

Certain development has the pobential to have a lesser mpact on the demand for
local infrastructene or should be faciitated for policy reasons, Contrbutions rate
reductions apply 1o I:ht following development for the reasons sel out below,

Eﬂﬂ}ﬂdﬂﬂ' dwdhrui are subsenient io a primary dwelling, being either 80m’ or 40%
of the floor area of the primary dwelling. Secondary dwellings are also recognised as
a form of affordable housing to be incentivised, consistent with the aims and
chjectives outlined in Stale Emdmnmantal Planming Policy (Affordable Rental
Housing) 2009,

Thenefons the contribution rate will be 30% of all local infrastructune calegories

The Auslralian Bureau of Statistics Censws of Population and Housing 2016 (2016
Census) identified an occupancy rale of 2.5 persons per dweling for the LGA. The
cotupancy rabe for caravan parks was reporied as 1.7 persons per dwelling or
caravan. Due to the lower accupancy rate. R is considered that there would be a
lesser demand for local infrastructure generated from caravan parks. In addtion,
caravans ane generally towed 1o sife, and therefore the mpact on road infrasbructune
i% consadered lkely greater from this form of develapment. Thenedore a lesser
diescount should be applied for road wark cabegones,

Thenefore the contribution rale will be 30% for all kbcal mfrastructure calegones
excepl for the road work categones, where the discount will be 20%
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A caravan park might include both caravans and moveable dwellings, Where
developmenl includes moveable dwellings with lehg 1&mm osccupants, which have
similar demands for fhe provision of Council facilties and sendces as ofher medum
density development, no adjustment to the cantribution rate will be applied.

This Plan also permits Council 1o not adpust the contribution rate for caravan parks at
its descretion, depending on the circumstances of the case. Some of the matters
Councll might consider include the status of the majority of the ocoupancy (long lemm
of shor terrn), the size and nature of the proposed dwellings (caravans or moveable
dwelings installed cnsite) and the provision of affordable housing options in the
locality.
Touwrt visitabion can creale sddational demands on local infrastructure in excess of a
perrnanen poputation demand, For example, demand lor public assets and senaces
such as roads, parking, cycleways, boat ramps, tourist information serioes,
foreshore and beach facilties, wharf and aguatic facilities, playing feld facilities and
passive open space and libranies are all increased as a result of tourist visitation.

However occupancy rates for lounst and visitor accommadation is maore sporadic
than residential accommodation. Therefore the contribution rabe will be 0% for all

infrasiructure calegories.

Seniors housing is defined under the Seniors Housing SEPP as:

resigavtial accommodabion thal /s, o is mfendsd fo be, Vsed permmanently for seniors
or people with a disabily consising off

{al & residerbal care faolly, or

(b} & hostel, or

fcl a group of se-contained dwelings, or

fdl a combination of these,

bui does nof inclde a hospial

Mote this Plan does nod apply bo residental care facilibes, which may be subject lo a
confributions plan that autharises conditions for fined developrment consent levies
under Section 712 of the Act.

The Ministerial Direction, issued on 14 Seplember 2007 under Section T.17 of the
Aot exempts payment of 8 contribution for development caried out under the
Seniors Housing SEPP where underaken by a social housing prosidar. The SEPP
se'ts out the recognised social housing providers that will be exempt from

Seniors housing contribules to the demand for kocal infrastructure, howewer
coocupancy rates for seniors housing is bess than that of standard dwelings, at a rate
of 1.5 prople per dweling. Thenefone for senices housing thal i not subject to the
Minisberial Direction, the contribution rate will be 50% for all infrastructure categories
. T A YINOSE and .':_:u- &GN Brr ] BT

The local infrastiucture confributions for development under this Plan shall be
delermined al the dale of determination of the developmeni application or the dabe of
issue of the complying developmant cartificate.

-l Infrasdnehee Loasinia Sors Flan
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This Plan appies 1o apphcations lodged but nol delermingd before the date of
commencement of the Plan

This Plan does nol affect any conditions imposed under a previcus plan(s ). Any
application made under the Act to modify a development consent issued before the
commencement date of this Plan will be defermined agairst ihe plan thai applied af
ihe dale the conseni was anginally determined

This plan repeals the Port Stephens Development Contributions Flan 2007, The
repeal of the Porl Stephens Development Contributions Plam 2007 does nol affect
the previous operation of that plan or anything duly completed wunder that plan
inchuding any indexation provisions. Development consents. including a condificn
requiring development conbibutions kevied under a previeus plan, will continue o be
in force
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3.0 Plan Operation

The formula for calculating the amount of local infrastructure contributions will vary
aecording 1o the bype of amenity o tenase 1o be provided, The lamula & Bassd on
consideration of

¢ The demand generated by a development, based on a calculation recognising
population, dwellings, traffic or other redevant factors,

=  The cument capital cost of providing the amenity of sensce including, whene
applopdiate, the cwrent cost of acquining land; and

#  The calculation will be rounded up to the neanest dollar

Ta ensure that the value of local infrastruciure contributions ang nol ercded over time
by maverments in the Consumer Price Index (CPI) or through changes in the costs of
studies used 10 suppon the Plan, local infrastructune contribution rabes will be
reviewed wilh reference 1o the following specific costs and indicas.

« Changes in the capilal costs associated with provision of administration and
salary costs for staff invelved in implermenting thes Plan by reference to increases
in salary rates under the Port Stephens Council Enterprise Agreement 2018 (or
any subseguant Entemprise Agresment);

»  Changes in the capital cosis of vadous sludies and actvities required 1o suppor
ihe straleghes in the Plan by reference to the actual costs incummed by Coundil in
obtaining these studies; and

¢ Changes in the CP| Sydney - All Groups.

in accordance with the Environmendal Flanning and Assessment Ragulation 2000

(the Regulation), the rabes set cul in he Flan will be amended without the need 1o

prepare a new contnbutions plan if the amendments are necassany bo fix minoe

typograpghical errocrs, index rales according to the CPI, and to omel the details of
works that have bean completed.

For changes to the CP1 Sydney - All Groups, the contribation rabes within the Plan
will be amended an a guarterly basks in accordance with the following formula:

$Ca # 5Ca x [Current Index - Base Index)
Base Index

Wihere:

$Ca is the contibution at the trme of adoption of the Flan expressed
Ir dallass,

Current Index i% the CPI Sydney - All Groups, as published by the Ausiralian
Bureau of Statistics avaidable al the tme of revew of e
gantnbulion rale

Blase Index is the CPI Sydnéy - All Groups, as published by the Ausiralian
Bureau of Stalistics At the date of adopton of the Plan this
fagure s [ ]).
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Mote: Inthe event thal the Cument CP| Sydney - All Groups. i$ kess than the
presious CPI Sydney - All Grougs, the curment index shall be taken as fol kess
Ehain B presvious ndiex

The value assessed for land acquisiion costs will be reviewed as and when reguired
and this factor will be vaned. as necessany, bo reflect curnent costs

The local infrastucture confributions conditioned i a development consent are
calculated on the basis of fhe contribufion rates determined in accordance with this
Pian. If the kcal infrastructure contributions are not paid within the quaster in which
consent is granted then the contributions payable will be adjusted as folicws:

SCp = $Cde + [§Cdc x (3Cg-$Cc]]
$Cc

Where:

Cp is the amaunt of the kcal infrastructure contributon calculated at the time
aof payment.

$Cdec s the amaunt of the original local infrasiructure contrbution 83 set oad in
the develspmenl consent,

2Cq % the local infrastructure contnbution rale appbcable af the time of
payrment

$Cc i5 the local infrastructure contnbution rate applicable at the time of ihe
ofiginal consent.

The current connbutions are as stated in this Plan.

On 21 August 2012, the then MMinsler for Planning and Infrastructure issued a
Direction under Section 71T of the Act that places a cap on local infrastructure
confributions for ressdenlial developmant

The Direction requines, amang other things, that a consent autharity or planning
panel cannol impose & sechion 711 conddion on a developmenl consent fior
residential dwellings or residential lots that exceeds the following caps:

= §30,000 for each dweling or lot within a greenfield area; and

= 520,000 for each deeling of ot in infill areas,

The contribution rates calculated in accordance with this Plan will not excesd the
thresholds in the Ministerial Direction, unless the Plan is subject o an IPART review
of any subsequent direction from the Minister,

'_I::.|: s ol Conlril

Other forms of local infrastruciure contributions that may be considened under the
prowisions of the Act includs:

1 Dedication of land;

2 Voluntary Planning Agreement. and
3 Weorks in Kind or Material Public Benefit Agreement
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1 Calai if
A decision as 1o whether 1o dbcept the dedicabion of [and free of cost 1o Coundl wall
be at the complete discretion of Council, Factors Councal will take info consideration
matters incleding, but not hrmited o)

= The extent 1o which the land satisfies a community need;

= The extent io which the land satisfies the purpase for which the contnbubon wars
sought

¢ Consideration of location and other factors which may affect the benafi to
Council and the community, and

= An assessrment of recurrent maintenance costs 1o Couneil

A VPA under Section 7.4 of the Act i a legally binding armangement bebaesn one or
mang planning authoribes and a developer

Under a VP4, the developer may offer 10 pay monay, dedicate land, camy out works,
of provide other matenal public benefits for public purposes. The provisions undar a
VPA may be additional bo, or instead of, payment of coninbubions imposed under
Section 7,11 or Secton 7.12 of the A,

The offer to enter inta a WPA-will generally nieed 10 accompany the rebevant
development application of planning propasal. Developers should refer 1o any
nelevant Counc pelicies and guadelings available on Council's website,

SRR, I IWWER AT an 1atedal | | AT

A WIEA, is the undertaking of a work or provision of a facility that is scheduled within
the YWarks Schedule of this Plan (Appendix A) in B2u of the part or full payment of
either a monetary contribution or the dedication of land thatl would nonmally apply.

A MPBEA invohees the underaking ol a work or provision of a facilty i part o full
satisfacton of a condition reguiring the payment of a monetary contribution or the
dedication of land An MPEA may include the provision of wark that is not scheduled
within the Works Scheduse of this Plan (Appendix A). Council may accept the
prowision of a MPEA for projects not nominated in the Weorks Schedule if i can be
justified that the public benefit s of eguivalent of greater value bo the community

The acceptance of works throwgh a WIEA or MPBA is al the complete discretion of
Council and developers should refer to any relevant Council policies and guidelines
avaiable on Council's .

The local infrastruciure confribution must be paid af the time specified n the
developmenl consent of complying development cartificate, which will generally be
determined in accordance with this Flan

Seflement of contributions shall be finalised at the following sages
¢  Developrent applications for subdivision = prior to release of the subdivision
certificate;

= Wﬁﬂiﬁhﬂﬂfﬂftﬂ.ﬂu or other wark - prios 1o the issue of the
constructhon cemmcabe;
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+ Applications for beth bullding work and subdivision = peior to the (ssue of the
oconsiruction cerificate, subdhdsion works certificate, or release of the subdivision
cerificate, whichever comes fist

« Development applicatons wherne no building approval 15 requined = priar fo
commencement of use in acoordance with the condibons of consent or upon
imsue ol the occupation cartificate, whichever oecurs first;

=  Developmént requining a complying development cerificale — before the
commencement af any buikling work o subdnision work authorised by the
cemificate; o

« [Development applications for moveable dwelings, manufactured homes, caravan
parks or manufactured home estales and the Bue = priod (o approval uhder
Section 88 of the Loca) Government Acf, T893

sl ariaes HF@yimieit 1 Lantrnibuticis

Councll, alt iis complele discretion, may permit the settlement of monedary

confributions for local infrasiructure on a deferred basis. Such & reguest must:

« [Ba mada in writing by the applicant with valid reasons for defemal;

= Mot prejudice the terang or the manner of the proviskon of public facilites included
n ihe Works Schedule; and

& |In the case of a contribution being made by way of a WVPA, WIKA. MPEA of land
dedication in leu of a cash contribution, Coundcil and the applcant must have a
legally Binding agreement for the provision of werks or land dedication

It the apphcation for deferral is accepled, the following conditions will apply.

{a} Deferral of setthernent will be for a maximum of one year or until commencement
af use in accordance with the conditions of comnsent (whichaver comes fsl);

{t} The bank guarantee will be issued by an Austrakan bank or a bank in Australia
for the amount of the total contribution or the amount of the outstanding
contribution, plus an amount egqual b thifeen manths interast,

{c] Any changes associated with managing the bank security are payable by the
applicant;

{d} The bank unconditionally pays the guaraneed sum o the Ceundil, if the Counsil
o dernands in wiiting, nol earlier than 12 months from the provision of the
guaraniée of completan of the work,

g} The bark rrust pay the guaranteed aum without reference bo the appbeant ar
landowner or ather person who proviced the guarantese, and without regard to
any dispute, controversy, isswe of clher matter relating to the develcpment
consent o the carrying out of developmant;

{f) The bank's cbligations are discharped when payment to the Council is made in
accordance with this guaranies or when Councll notifies the bank in writing that
the guaranbes is No longer requiingd;

(g} Whene a bank guaraniee has been deposied with Council, the guarantes shall
not be cancelled unbl swch lifme a3 the enginal contnbulion and accrued inbénest
are pasd; and

(i} Indexing will B caloulated froem the date the cantnbubion was due unil the date

of payment.
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Prod 16 the payment of contributions, an applicant must request an updated
comibutions calcutation from Council, This will confirm the eontributions amaount
payable which may or may nol be inclusive of indexing, Appbearts should email the
requiest to Counsl

Council will issue email advice that will remain vald unbl the next quanerdy CPl update
released by the Australian Bureaw of Statistics_ If the contributions are not paid by
the date specified in the advica, a mew reguest will be requined.

Once an applican] oblains the advice, the applican] can present the email and pay
the contributions in person or by mad, email or belephone

Councl will provide a receipt confirming payment, in the case of a development
application, an applicant can provide & copy of the receipt to the accrediled cartifier in
the process of abtaining a Construction Cerificate

The Act does ped refer 1o refunds for contributions and there & no express power for
a councl te refund contributions already paid in accordance with a condition of
conmsen!. However, Council, at #s complele discretion, may consider a refund of a
contribution whera:

{a} A consanthas been medified undar the Act resulting in a reduction of the
contributions payable; or

{&} Development has not commenced and will not proceed in accordance with the
consant and the contributions have been paid. In this case the consent will need
12 be sumendened in accondance with the Act

in each case, Councll will consider refunding the confributions. il d has nat been
spent and the refund will not impact on Councll's ability to delser the works in the
Weaks Schedule. The applicant miust agply for the refund in witing within 12 months
from the payment of the contribution,
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4.0 Plan Administration

in accordance with the Regulation, an accredited cenifier must not Bsue a certificate
for building work of subgnision work unless it has verfied that the condilion reguiring
the payment of monelary contributions has been satisfied

In paricular, ihe accredited cerifier must ensure thai the applicant provides a
receipt{s) confirrming that the monetary confributions have been paid in hll o
Councll. Further, a copy of the receipt{s) must be included with the certified plans
provided to Council in accordance with the Rlegulaticn. Failure to foliaw this
procedure may render such a canificate irvalid

The only exceptions to these requirements are where a WVPA, WiIKA, MPBA,
dadication of land or deferred payment amrangement has been agreed to by Council.
In such cases, Council will issue advice confirming that an altermative payment
methed has been agreed with the appficant.

Under the Act, accredited cenifiers are responsible for calculating local infrastructure
confributions for complying development and imposing a condition reguiring
contributions on a complying development certificate in accordance with this Plan.
Accredited cerifiers must notify Coundil of thesr defermanation within two business
days of making the determination, in accordances with the Regulation, Applicans
must pay the menetary coninbution befose commencing the complying developmend
warks

Council has established identifiable accouns for the management of local
infrastructure contributions. including details of inancial fransactions for specific

s of works and contributions. Confributions will be spent in accardance with
this Plan, Interest will be calculated on hunds held and credited as appropriate
Councll will maintain a register of all contributions receised in actondance with the
At and Regulation

Coundl will produce an annual stalement in accordance with the Regulation, Thes
information will be available for public inspection on Council's website Tollowing

adoption by Counecll,

: Moview ol This Flan

The Works Sehedule will Be revewed annually in line with capital works
programming and updated in accordance with the Regulations.

Couned will gererally review this Plan every five years of a8 required 1o ansure it
addresses community needs, Council prionties and relevant legislation

The Flan will also be amended 1o address the matters lsied in the Regulation, In
particular, indexation of contnibutions will be revieswed and the Plan armended on a
guarterly basis without the need for a public exhibiton.
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This Plan expressly authonsas monelary contnbuldns paid for diffenrent punposes i
be pocled and applied (progresshely of othersisa] for those purposes, in this
r-egar-d contnbubons collected will be allocated 1o works as ndicated in the

schadubes Work Schedule of this Plan {Appendix A).

Councll will continue to collec! contributions undér repeabed plans, which will be used
i fund wodka or the provision of lacities within the eguivalent catchrment anea lsied

in the YWorks Schedule of this Flan (Appendix A)
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5.0 Contributions Strategy

Councl provedes public facilites for the cument and future population of Por
Stephens. including visitors to the area and the workionee located in the LGA. For
Councll to lewy contributions, there must be a chear nexus babaeen the proposed
development and the need for the infrastuciure, public service o amanity which the
contributions will fund. This Chapter details the relationship (nexus) between the
expecied developrment in the Port Stephens LGA and the demand for infrastruciune,
SErices of amenity,

Councll levies new development based on the cost of providing a reasonable
standard of public faciBlies and amendties. A baseling level of adequale infrastruciure
is determined through developing strategic asset management documents (e.g.
Counclls Strategic Assel Management Plan and Plans of Management)

Confributions are determined by equating the contribution 1o the cost per person or
cost per vehicular movement, of olher appropriate basis for the provision of the
infrasiructure #em, public servica or amenily

The methodelogy edopted in caltulating dévelopment contribitions (exclusding heavy
haulage levies) is based on the following steps

Step 10 Delermng the miamber of existing lots/dwellings in each calchrment as at 1
Jully 2018

Siep 2. Forecast the number of lols/dwellings in each catchment as at 20 June
2037, The forecasbed number of lots/dwellings is Bustrated in Appendix B

Step 3 Caboulate the number of fulure lots/dwellings to be developed until 30 June
2037 in mach catchment by sublracting the nursbers n Step 1 from Step 2,

Step4; Determine the cost and timing of projects in each calchment that are
required solaly dus io new development oecurring,

Sep 5 Determing the cos! and iming of projects in each calchrment that are
required which will Berefil both exisling residents and new developments

Step B Allocate percentage of the cost of projects in Step 4 1o be recaversd
through developer contributions. This information is provided in the Wark
Schedule sftached as Appendix A,

Step 7. Allocate a proportion of the costs of projects ientified in Step 5 10 be
funded by general rafes based on the number of lots/daellings in each
calchment as at 1 July 2019 divided by the nurmber of lols/dwellings in each
catchmenl as gt 30 June 2036,

Sep B Allocate the remaining cosis of progects in Slep B bo be recovenad through
developer contrbutions.

Slep 8 Calculate the development contribution by adding the sum of projects in
each calchment from Step 5 and Step 7. and-divideding by the muember of
latsidwellings in each catchment caloulated in Step 3 and times the
appodtichment rale detarmined in Step 6,
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w~z(%)xm=¢
Wihere:

T is the amouni of contributions per lot'dwelling for a given
catchmant.

e is the botal cost of @ project within that catchment (including
redevan] indexation betwesn the ariginal date of the estimaton

and staging threshold).

" is thie apparbanment of e praject cost tewards local
irfrastruciure contributions.

ND is the amouni of new lots'dwellings 1o be developed within that
calehmeEnl,

There must be an established nexus of relationship betavesn the expetled types of
development in the area and the demand for public amenites and serdices
Contributions must also be based on a reasonable apportionment of costs o reflect
thie needs of new develapment, the existing community and differant land uses. "

This Chapter desenbes how nexus and apportsanment have been considered in the
preparation of thes Flan and the delermination of local infrastrecture reguirements
and contributions.

In estabéshing nexus and identifying the projects in the Works Schedule, the
following matiers have been considersd:

¢ ‘Whether the anticipated developmant creales a need or increases the demand
for the particular public facility,

« ‘What types of facilibes will be required to address thal demand;

= Whether existing Eaclifies can satisty thal demand (of a compenent of it); and

e ‘When new facilies or upgrades will be required o satiefy the demand (ie.
threshoids o timing).

Apporionment ensunes thal new development pays contnibutions lowards kocal
infrastructure proportionate (o he demand creabed by the new development. The
type of new development and land use s considered when estirnating the likely
future demands. The needs of the existing population and cormmunity are also
estimated and considered in delermining the amcunt of funding for new

! Soacivlany’s Prachog Moy [ocal miastruchag Conlnbubices, publeahid by T NEW Departmoend ol
Monning, inkasfruchen, Samasary 015
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infragtructure or upgrades which will be sourced from conbributions kevied on new
davelaprient

The conltribution catchrments are geographic areas where new development will
contribute to the infrastructune lems and upgrades denbSed n the Warks Schedule
for each catchmeni. The calchments ane areas wihere new development and the
infrasiructure I8 will hand are located and the boundasies of the catchiments have
been idenlified based on where and how nes populations are kkely to access public
amenities and servicas. The size of the calchments have been calculated to promote
efficiency in the timing of the provision of infrastrecture whilst also ensuring that the
spatial nexus between local infrastructure and development is retained. The
catchment areas ane Bustrated in the Catchment Area Map below
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Local Infrastructure Contributions - Catchment Areas ‘ AT STEPHENS
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This Plan provides for Section 7.11 Confribulions separabed inlo the

described below. This Chapber provides a bael description of each calegony and the
s identified between expected néw dévelopment and the local mirasiruchure ba
b provaded

Councll must provide resources and expend funds to prepane Contnibution Plans,
provide for the ongoing adminisiration of plans and the review and preparation of
mew plans, This includes employes esources as well a8 consultant costs o prepare
background studies

The senices provided by the employess dedicated to the administration of kocal
infrastructure confributions is directly attributable to the increase in demand for public
amenites and services crealed by new development

It is considered reascnable and eguitable that 3 managemant change should apply to
the management and administration of the Plan. The management of the Plan is a
LGA-wade costs and thersfore the rabe is $pil evenly across all calchmenis and
wholly funded by local infrasiructure contributions.

The costs of plan management have been determined using estimates of yeary
adrranistration based on employes wages, estimaies of yearly consurmables and
estimates of plan costs for plan updates every 5 years, The final contribution amaon
has been determined using the following fonmula;

v E5TA
e
Yiheare:
ic is the amount of confributions per lot'dwelling for a given
catchmeni.
$TA is the totad cost of each actvity to administer the Plan over the
lifetime of the Plan
ND is the amount of rew lolsidwelings 1o be developad within that
catchmen.

Section 7.11 Contribution:

CATCHMENT CONTRIEUTION PER
LOTWELLING

Veael Raymond Terrace

Rural 587

Cantral Gronvth Codridor 587

Tomares L5587

Farn EayFullarion Cove LERT
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The Strategic Assel Management Plan (Adopled January 2018) identifes fufurne
plans fo redevelop and relocate the Raymand Terrace and Melson Bay works
depots. The projects are identified as necessary to meed the needs of future growth
and mantain a desired hevel of sendos

A gibe anea fof @ new works depols at Raymond Terrace is esbmated 3 bebveen
202 ta 2 8 hectares and for Melson Bay, between 1.4 10 1.8 hectares, These areas
are based on the funcianal life of 8 depot tacility for a maxdmm of 50 pears,
sarvicing a population of 160,000,

The construction of a new works depat 88 Raymond Temace, including all asseis and
infrasiructure, ts estimated at $11.25 milion and at Netson Bay 57.5 milllon, It shoubd
b= moted that the unil costs are strategic estimates and are dependent on the final
sibe selected and constnuction matenials used,

The depots provide a base for Council o provide mainlenance and constructon
services for the entire Fort Stephens LGA. The expectad populaton increase will
resull in additional demand for services operating out of Council's depols, such as
road works and construction services. Therefore it is considered reasonatbile that a
partion of contributicns collected from development be appied towards the
redevelopment of Councll's work depats.

It is also identified that the prowision of Council services through the works depots is
a LGA-wide costs and therefore the rale is spl evenly acress all catchments.

The funding has been apporticned ko take into account the demands of projecied
growth. The formula below has been used io calculate the contribution:

“=z(ﬁ)”“ﬁ

5c is the amount of contributions per lot'dwelling for a given
cakchiment.

ime is the totad cost of a project within that catchment (including
relevan indexation between the onginal date of the estimation
and staging threshold),

S is the apportionment of the project cost bewards local
infrastructune contributions.

ND is the amount of new |ots/dwelings 1o be developed within that
catchment.

Section T.11 Contribution:

CATCHMENT CONTRIBUTION PER
LOTIWWELLIMNG

Vasl Baymond Terrace -

BJE'_J l‘: 531 .

I’.‘,-ln'ﬂjﬁht C.MHH 51 53-1

Tomares 51,53
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Farn BEayFullarion Cove 1.8

The State Government has idenlified Raymond Terrace and MNelson Bay as Stralegic
Centres in the Hunler Regional Plan 2038, The Hunter Regional Plan also identfies
Medowse and Fem Bay as a regionally significant centre and the lecation of current
and future housing epporundles in our LGA

Raymond Terrace provides vital civic and commercial services to the residents of
Port Siephens, with the Council administration building, NSW Services and the Pod
Slephans Hunter Police Distrd haadguarters lacated in the lown cantre,

MNelson Bay is a pnmary driver for the visfior and lowis! economy in the LGA and
Greater Newcaste, Melson Bay is identified 23 a regional taurist destination and
sigrehicant population centre in Por Stephens, offering iMestyle and beisurs
opportunities for both residents and visflors,

Medywie and Ferm Bay are thriving centres earmarked for growth in the State's
Humer Regional Plan, Estabkshang and consolidating the town centres and
surrounding recreation and cormsmunity iacibiies will ensure they can sensce the
needs of the growing comemunity and beyond.

To suppor these strateqie cenres, Councdl has prepared local land use siralegies
that Eentity wwn cenlre imprevemeants and upgrades in Raymond Terrace, Medowie
and Metson Bay to accommodate predicied growth (See the Raymond Temace and
Heatherbrae Strategy, Medowie Planning Strategy, the Melson Bay Defvery
Program and related public domain plans). Additionally Por Stephens Council and
City of Newcaste are preparning the Fem Bay/Morth Stockton Strategy that will
wniock the development of a town centre, The Strategic Asset Management Flan
{adopted January 2018) also lists identified propects.

Tewn centre improvernents will contain the follewing works:

# Road and intersacticn upgrades,

= Strael furniture,

#  Signage and wayfinding.

= Amenity improvements,

= Herb and gutter imgrovements and drainags works

The town centre improvements and upgrades cutined in these plans and strategies
will suppoet growth in these stralegic centres. The anticipated demand for services
and amenities within these centres is likely to increase as a resull of population
growth caused by new development. Further it is recognised that these negicnally
significant cenfres are likely o provide amenities to residents and visitors beyond the
boundanes of their respective calchments. Therefone contributicns towards fown
cenfre upgrades in these centres have been appbed equally across the LGA ol a
comman rabe,

The estmated costs within this calegory has been detenmaned based on works
identiied within local land use strategies, pubbc domain plans, and the Strategic
Axzet Management Plan, The apportionment of funding froem local infrastuctune
confributicns has been detenmmed Laking into account the incressed demand on
town centres from new development. The below foermula has been used o calculate
the contribution:
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w-z(%:]xw

is the amouni af contributions per lot'dwelling for a grven
catchmaent.

e is the botal cost of a project within that catchment (including
redevan] indexation betwesn the ariginal date of the estimation

ard staging threshold).

" s thie apparbanment of e praject cost bewards local
irfrastruciure contributions.

ND is the amouni of new lots'dwellings 1o be developed within that
calehmeEn].

Section 7.11 Coniribution:

CATCHMENT CONTRIBUTION PER
LOTEWWELLIMNG

VeaglRaymond Terace -

Rural $.124

Central Growth Coeridor 54,134

Tomares 54124

Forn BayFulesion Cove 54,124

Councl owned open space. parks and reserves are an important public amenity
providing spaces for sport and play, healthy aciivity, secial gathering, and green
SpaCEs | urban areas,

Councl has prepared an LGA-wide Recreabon Stratégy 1o provide the overarching
framework and stralegee direclion far recreation faciblies and sendces in Pan
Stephens, including open spaces. Council, a5 a land manager, has also prepared
both individual and generic Flans of Management and master plans for Councl's
parks and open spaces. These documents ientify the need for new and augmenbed
infrastructure works and have informed the Works Schedule.

Mew development will increase aur population and place an incressed demand for
cpen space, parks and resenes and that this creates an appropgiate nexus with the
kecal infrastructure included within the Works Schedule. Projects have been listed
where they are of regional valwe, and therefore atiract a high demand from fufure
populations, incheding populations bayond the mmediate locality, as well as projects
in argas that are already at capacity

AN nvw park and recreation #ems ane the result of identified new community demand
and are requined to cater for the Port Slephens community moving forsand.
Thevelore all new faciliies will be funded wholly by local nfrasiruciure confribulions.
Likewise, the acquisition of néw land 1o sanice an identified community need is
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linked directly to a regquirement for an increased level of serace. As such, land
atquisiions may be wholly funded through contributions

The replacement and upgrade of existing park infrastuciune invelves a review of the
park layout, relocation of assels as requined and upgrade of the assels with curment
products, As sorme adsels continug 10 sense the same purpose, a stronger reliance
on replacement ks evident with these lems and therefore local infrastructure
contribulions may nof fund the entirety of these works, In thess instances
agportichment of funding from local infrastructure contributions has been determined
{aking inbo account the increased demand on lown centres from new development.

The below formula has been used o calculate the confribution:

- Y (52 o

Where:

$c s the amount of contributions per lot'dweiling for & given
eabehiment.

iTF i% the totad cost of a project within thal catchment (including
relevant indexation between the original date of the estimation
and staging threshold),

LT is the apportionment of the project cosl towards local
infrastructune contributions.

ND is the amount of new lols‘dwellings 1o be developed within that
catchment.

Section 7.11 Contnbution:

CATCHMENT CONTRIBUTION PER
LOTIDWELLING
Vegsl Raymond Toerace - 4T
Cantral Greavih Codmndor 31038
32 152
Tomansa 1818
Farn BayFullasion Cowe 301

Sports and ledswre faciliies range from large integrated complexes, such as Tomares
Sport Complex and Lakeside Sport Complex, o local level facilities swch as skate
parks, nethall courts and tennis courts. These facilities play a vital role in the
community, supporting actree estyles and opportunities for social mteractions.

Councdl has prepared an LGA-wide Recreation Strategy to provide the ovararching
framewark and strategic direction for recreation facilties and sendces in Porl
Stephens. Council, as a land manager, has also prepared both individual and
ganeric Plans of Management and master plans for sports and leisure facilites
These documents identify the need for new and augmented infrasbructure works. and
have informed the Works Schedule,
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The anticipated population increase as a resull of new development will create
addibanal demand for sports and leisure Eaailiies, Thenslons il i oonsidened that
there is an appropriate nexus between development and the projects listed in the
work schedule under this categery.

It should be noted that Council will collect contributicns for regicnal faciliies, such as
Tomares Sports Complex and facilities al Lakeside, from development across the
entire Paort Slephens LGA This s considered o be reasonable as i i likely that
populations outside of their respective geographical catchrment will utilise these
larger, regional scale facilities,

Sporting and letsure infrastructune £ a malntenance heavy assel class. The ongoing
mainienance tasks associated with these assels are funded throwgh the Public
capacity of the cpen space (o cater for more regular use &s 8 result of new
davelopment (Le. Seld rencvation, drainage works, surface replacement and flood
lighing), the increased level of service is 1o be reflected in the apporionment of
funding from local infrastruciune confributions. Should new figlds or playing surfaces
be required, these assets will provide for an increased level of community Service
and will be able 1o be funded wholly Bhrough developmenl confribulbions

Thie development of master planning documents for key community and recreation
precincts will st the strategic direction for facilities upgrades, infiorm Cowncls
planning sirategies and provide accurate project cosbngs for the implementation of
the plan. As such, these plans may be funded through local infrastructure

The below farmula has been used to calculate the contribution;

H:Z(i%)x%i‘"

Where!

i is the amount of contributions per lot'dwelling for a given
calchment.

§TE iz the total cost of a project within that catchment (including
relevan] indexation between the original date of the estimation
and staging theeshold),

ot i% the apporbonment of the project cost bowards local
Infrastructure contribitions.

ND is the amount of new lotsSwelings 10 be developed within that
catchmaeni.

Section 7.11 Contribution:

CATCHMENT CONTRIBUTION PER
LOT/DWELLING

Weasl Raymond Tedrace -

Rural 52,185

Caniral Grewih Coticor $3.138
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Tomares $3.252
Frn Gy Futbeaon. Comng 52004

Community and cultural facilites can range from mulipurpose indoor or ouldoor
spaces thal facitate social and community interaction io cemeternies.

Multipuwpose commundy facilites can inclede meeting spaces for centre-based
activities such as playgroups. youth, aged and people with a disability. Indoor spaces
could inclede a hall, meeting rooms, offices and activity rooms. Cuidoor spaces
could inclede fenced §enclosed areas, play eguipment and garden sheds

Council has identified a range of multipurpese community facilities in the Works
Schedule. The anticipated population growth caused by new developmeant will
incrgase the demand for these types of facities and therefore it i considered thal
there is an appropriate nexus beteveen development and this category. The funding
has been apportionéd o take inlo accoun the demands of projected growth

Coundll provides a public senice 1o the community through the provision of
cemebenes, The anticipaled populabon growth through new development will likely
increase the demand for these types of facilbies and therelone il & considened tha
there is an appropriale nexus betwveen development and this categary

The below formula has been used (o caloulate the contribubion;
TP
L1 ‘Z(W‘}ﬂ%#

T is the amount of contributions per lot'dwelling for a given
cafichment,

e is the total cost of a project within that catchment (including
relevant indexation between the original date of the estimation

and staging threshold),

L ) is the apporionmeant of the project cost bowards local
infrastiuctune contrbutions.

ND is thie amount of new lots/dwelings 1o be developed within that
calchment.

Section T.11 Contribution:

CATCHMENT CONTRIBUTION FER
LOT/OWELLING

Weagl Raymand Terace - s

Riiral

Cantral Growth Coeridar 50

L e 824

Forn BayFulesion o 80
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Coundcll provides a public senice o the community throasgh the provision of new
rgads and the upgrade of existing roads. This servics applies fo local roads within
the Per Stephens LGA

The Plan provides the means of collecting contributions from new development and
expending payments receivid on identied local read projects, on a priantised basis

This Plan prewvides fior all new development that will lead to increased traffic
goeneralion to coninbarbe. i is based on there being zero traffic generation from
vacant land at the date of adophon of this Plan

The nexus has been esiablished through considesing the Tollowing:

&  The anticipated increase in external traffic (10 and from the new developmant])
which wll create a demand for improvements 1o the exsting road network

« The nexus between the anbicipated development and the improvernants to the
existing rosd network taking info acoount

The traffic generated acconding to the type of development,

The expected increase in rafhic &5 a consequence ol thal development,;

The avalability, $tatus and capacity of the exssting road network,

The extent 1o which the proposed road netwark will meet the needs of the public.
. Lh:semadprc&emnhim-nrlbeusedma collective basis within the disfricts;

- Apportionment of costs to reflect the sharing of the roadwork projects between
exiling populationmoad users and those users created by new developrmenl

The Warks Schedule idendifies

= Projects which have or will be undertaken to satisfy future demand; and

« Projects that are proposed to be underiaken within a timeframs related bo the
cobection of antcipated neome from contributians and the Councl apportioned
ncome

To determine the growth of tratfic frem new development, the total projected traffic

generalion for road works has been determined by extending the existing traffic

generation by the expected growth rate over the life of the Plan.

In determining the apportsonment. Council has conskdered the ratio of complete

replacament against the cost of upgrade. This is shown using the following formula:
-

BbF“'-'-—-E'—u

3% FF is the npportionmsent of costs towards loml infmstrocture
coniribution.

it thi cost of wpgrade.
is the current literal replacement cost.

"
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Based ¢n the apportionment, the below fxrmula has been used to calculate the

contribudicn:
F
$C = Z(ﬂ- J % GpF

Vihere

ic is the amound of contributions per lob'dwelling for a given
cafchmeni.

e is the tolad cost of a project within thai catchment (including
redevan! indexation between the original date of the estimation
and staging threshold),

rs is the apportionment of the project cost towards local
infrastnuctune contributions.

ND is the amount af new lotaiteelings 1o be developed within that
cabehment

Section 7.11 Contribution:

CATCHMENT CONTRIBUTION PER
LOT/IWELLIMG

veasl Raymond Temace -

Rural 5138

Cantral Growth Cosridor 32 AR2

Tamanes 2283

Farn BayFullacion Cove 10

Medowss, which i3 identified as a reglonally significant centre in the Hunter Regional
Flan 2036 and Greater Mewcaste Metropalitan Plan 2036, is slated for long-tenm
housing growth with a number of whan release areas and potential future growth
cppartunities identified.

The additional population generated because of developrment will create additonal
viehicle, pedestrian and cycle movemants. The impacts of increased trafic in the
area and on adicining inlersections and ofher road conneclions has been considerad
and approgriate faciliies and upgrades sdentified fo maintain appropnate safety and
amenity.

An assessment of the future traffic and transport needs for Medowie has been
camied cut to determine future requirements as the result of Medowie’s growth. This
was underiaken a5 a senes of Local Area Traffic Managemen! studies prepared by
Urban Research and Planning (URaP)in 2017, The studies identified works that are
o be implemented within designated time periods throughout Medowie. These works
have informed ithe progects ksted within the Works Sehedule,

The newd for the proposed iraffic and iranspon upgrades and infrasiruciure has been

determuned on the bass of an analysis of the road network, safety measures,
envaronmental capacibes of roads for the existing traffic stuation, as well as the
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eslimated additional rafic resulting from forecast growth in terms of population, land
wse, and foor space area within Medowie. From this, an appropriate nexus has been
wenbhed and the cost of works has been apportioned between the exsing
community and fulure developrent accordingly.

It should be noted that this category is unique 1o the Central Catchment and the
cortributions will anly agply 16 new development in that catehment

The apportonmen| rate has been determined based on the parcenage of population
increase expected in the calchment anea. Therefore local infrastructure contributions
will only be apphed iowards the portion of expected population increase.

The below formiula has been used to calculale the contnbution:

sc- Y (m,) Yot

Yihare:

1 is the amouni of confributions per lot'dwelling for a given
catchment.

ime is the botad cost of a project within thai catchmend (including
redevant indexation between the oniginal date of the estimation
and staging threshold).

L is the apportionment of the project cost towards. bocal
infrastructure contribuficns.

ND 15 ihe amound of new lols'dwellngs 1o be developed within that
catehment.

Sectien 7.11 Contribution:

CATCHMENT CONTRIBUTION PER
LOTIDWELLING
Veail Raymond Temace - t0
Rural
Central Growsh Coeridor $3.067
§2.909
Tomares 0

Farn EayFullarion Cove 0

A shared pathway is an area open o the public that is designaled for use by both
bacyche riders and pedesirians, Shared pathways argé an important piece of local
infrasiruciune o engune aclive ransportation between development and exisling
areas including lown cenlfes

Council's Pathway Plans and locabonal Pedestrian Access and Mobility Plans
{PANPs} dentity curent and planned shared pathways. The anbicipated population
increase as a result of new development will creale additional demand far these
identfed pathways, Therelore i (s considered thal there ks an approprate rexus
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between devebopment and the projects listed in the Warks Schedule under this
calegory

Samillar to progects in public open space. parks and reserves. all new pathways that
provide an irmproved level of sendice 1o the community will be funded wholly by local
infrasiruciure contnbutsons.

The belew formula has been used to calculate the contbution:
TF
L7 Z(%) x ShFY
Where;

$C is the amount of contributions per lotidwelling for a given
catchment

T is the totad cost of a project within thal catchment (including
rebevant indexaticn between the origenal date of the estimation

and staging threshold),

L T is the apportonment of the project cost bewvards local
infrasinucture coniributicns,

D is the amount of new lols/dwelings 10 be developed within that
catchment.

Calculation of Section 7.11 Contribastion:

CATCHMENT CONTRIBUTION PER
LOT/DWELLING

Wael Raymond Terracs - 15

Rural 52,483
831

Cantral Growth Cosridor 247

Tomares 33312

Farn BayiF ullerion Cowe 3000

Whitst Transport for NS controls the routes and cperations of buses in the Porl
SHephens LGA, i is Coungil's responsibiity fo provide the local infrastructure, such
as seabng and shelters

Al forms: of urban development, including residential, will result in a need for public
transpodd. Shelers and seating are an integral part of bus faclibes to provide comfor
and weather protecticn for the public

Councl has identified a number of projects within the Works Schedule and
appropriately apportioned local infrastructune confribulions against these works. The
anticipated population increase as a resull of new development will créate adddional
demand for these bus facihes, Therefore i i considened thal there i an appropriaje
meaus betwesn development and the propects Eted in e Werks Schedule under
this calegony
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P
$C = Z (ﬁ:] L “-F:
Wihare:

E 1 is the amoun af contributions per lot'dwelling for a grven
catchmaent.

e is the botal cost of a project within that catchment (including
redevan] indexation betwesn the ariginal date of the estimation

and staging threshold).

L is thie apparbanment of e praject cost tewards local
irfrastruciure contributions.

NI is the amound of new lots'dwellings 1o be developed within that
calehmeEn.

Section T.11 Contribution:

CATCHMENT CONTRIBUTION PER
LOTIDWELLING

Veggl Raymand Terace - L7

Foural

Caniral Growih Cosridor ﬁ
50

Tomarss 511

Fern BayFulecon Cove 1,035

Councll undartakes a number of activities on behalf of, and in consultation with,
emergency services such as the Rural Fire Service and State Emergency Senvices.
This includes the construction and upgrade of emergency facilities on Council owned
land

Paoet Stephens often suffers from a number of natwral disasters, including bushfires,
flocding and stoem events, which requires action froem emergency sendces.
Therefore the faciliies provided by Council play a vital public service role fo the
comminity

The anticipated population increase as a resull of new development will create
additional demand for fire and emergency serices. Therefore if is considened thal
there is an appropriate nexus between development and the projects listed in the
Works Schedule under s categary,

The capital replacement of emergency services facilites is inked bo a community
nequirement for an ncreased level of service. These replacements ootur
imermitiently and similar bo communily facilises, involve a significant budgel
alowance, As these facilibes have wide ranging community benefils to exsting and
future papulatians, the apportionment af funding from local infrastuciune

e devalopment
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The below hormula has been used o calculate the contnbyution:
0 = E(ﬂp) i 95 FF
Wihere:

5c is the amount of contributions per lot'dwelling fior a green
catchment.

e is tha total cost of & project within that catchment (including
redevant indexation between the original date of the estimation
and staging threshold),

s is the apportionment of the project cost towards local
irfrastnuctune contributions,

ND is the amount of new ots/dwelings 1o be develaped within thal
catchment.

Section 7.11 Contribution:

CATCHMEMT CONTRIELTION PER
LOT/WYELLIMG

Vool Raymond Torace - 334

Rural

Cantral Growsh Cosridor H1E

Temarsa g2y

Forn BayFullestion Cove H";g

Az a result of local charactenstics, the Port Stephens LGA suffers from a range of
flecding and dramage issues. New development can increase the amount of non-
pofous ared, whach then resulls in sddibonal Bow rates and walume and impacts the
existing floading and drainage network, Therefore il is considerad that there |s &
suitable nexws between fiood and drainage works and new developrmeant generally,

Counedl has jdertifed a number of projects relating 1o fooding and drainage through
the Strategic Asse! Managemend Flan. This Plan identifes a number of those
projects bo be funded by contributions in the Works Schedule whene mew
development will have an impact The cost of the works have baen appropriately
apportioned towards local infrastructure contributions.

Therefore i is considered that there is an approphiabe nexus betweean new
development and the projects listed in the Works Schedule under this category.

The flonding and drainage works listed in the Wark Schedule are anticipated to
benefit both existing and kdentied future residential land. In order to determine the
amount to be funded by local infrastructure contributions, Council has determined
the apprommate area of land that would be positively affected by the works, The
percentage of the developable land resulting from the works is taken o be tha
parcentage amount funded by lacal infrastructure contribubons.
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The below hormula has been used o calculate the contnbyution:
0 = E(ﬂp) i 95 FF
Wihere:

i is the amount of contributions per lot'dwelling for a given
catchment.

e is tha total cost of & project within that catchment (including
redevant indexation between the original date of the estimation
and staging threshold),

s is the apportionment of the project cost towards local
irfrastnuctune contributions,

ND is the amount of new ots/dwelings 1o be develaped within thal
catchment.

Section 7.11 Contmbution:

CaTCHMENT CONTRIBUTION FER

LT FLWNELLIMG
Vsl Raymond Tedrace - EEEE
Feural
Cencral Growsh Codridor £1.482
Tomares 51738
Farn BayFullaen Cons 0

Section T.14 of the Act enables condibons 1o be imposed for contribusions for the
banefit of an arga that adiging the local govemmaent area in which the new
development i o be camed out. A contnbubions plan approved by both councils can
s&l ouf the apportionment between coundils

This Chapber provides for the local infrastrecture confributions o be pasd bebayeen
Coundl and the City of Newcastle and-Midcoast-Cound in specified areas, The
contribution is requened to be pasd af a ime specified in the condition imposing the
conribution. however if ne time B specified, the contnbution must be paild in
accordance with Chapber 3.4 Timing of Setlement in thes Plan

City of Newcaste
These site-spacific contributions will apely to land in the lecalties of Fem Bay and
Fullerton Cove as shown in he Catchment Aréa Map

The anficipated residential growih within Fem Bay and Fulerton Cove will result in
demand for local infrastructune located within both Mewcasile and Por Stephens
LGAs. This demand will require the upgrade of existing faciliies, as well a3 reguire
ihe prevasion of new kacal infrastruciune s both LGAS. This calegory relates o works
withim the City of Meweastle LEA only as projects within Fern Bay and Fullerion
Cove will b= funded by contributions eollected under ather categonies,
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Councll, with the assistance of the Cify of Mewcastle, has identified a number of
projects thal the crods boundary contributich wall fund in the Waiks Sohedule,

The costs will be shared bebaean Port Slephens and City of Newcastie based on e

of the expecied population increases. Uising propiction data provided by
the City of Newcastie's website and detalled projections undertaken by Port
Stephens Councal for the preparation of this plan, it is expected thal the population of
the Fern BayiFullerton Cove and Slockion area will increase by 1,314, Of that
increase. it is expecied that 79 1% will seeur in Fem BayFullerton Cove, Therafors,
confributions from Part Stephens Councll will contribute TS, 1% towards the tolal
caosts of projects. A formula is provided below:

PFFR
PSS = FF_PTHI'
Vihere,
WPSC is the proportion of costs iewards Pod Slepbens Council,

FFE ?Ewmmnmﬂmﬂnﬂmumum

PopTot s the projecied population increase in Ferm Bay and Stockion,
taken 1o be 1,314

The below formula is then used 1o calculate the contribution:

!I—.Z("%)u:ﬁf’

Yihare:

£ i% the amount of confributions per lotidwelling for a given
cabehiment,

§re is the bolad cost of & project within that calchment {including
relevand indexation between the orginal date of the estimation
and staging threshold),

Lo is the apportionment of the project cost towards bocal
infrastructure contributicns,

ND Is the amount al pew ol deelings 1o be developsd within that
cabehmen.

Al of the contributions recened under this category will be wholly apportioned to the
City of Hewcasie o go iowards the contiructsn of these works.

It should be noted that these contributions will only apply 1o new developmend in the
Fem Bay/Fulleton Cove calchment because there is only a néxus between the crosgs
baundary infrastiuciung réquiremants and development in that calchiment

Section 7.11 Contribution:
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LA TCHMENT CONTRIBUTION FPER

LU TALANELLIMGS

EEEE 8

There are a number of extraciive indusiries operating in the Port Stephens LGA and
there could be opparlunities for rew development of expansion of axsling sites,
subject to relevant approvals

Extractive indusinies generabe signdican] truck movements in Port Slephens. which
impacis the road performance and conditions along hautage routes, To affset the
impacl of haulage associated with mining and extractive indusiry, this Plan
authorises the consent authorty bo apply a haulage contribution rate where an
application is made for such a use, It shoukd be noted that the haulage rate will apply
ta the proposed haulage route for the life of the development (subject 1o CPI
amendments) and contributions collected will only go towards the read repairs,
resealing, upgrading and reconsiruction of that road.

The contributions rate for heavy haulage has been calculated based on the Tollowing
Step 1: Deterrmine the design Equivalent Standard Axies (ESA) per applicabls
wehiche (classes 3-12) for affected bocal roads
B65 = AADT = EXA = DL = DF

dESA NoliR

Vihere

dESA is the design ESA

AADT s ihe annual average dady traffic counl for heavy vehicles over
Council's haulage routes.

ESA is the average ESA per heavy vehicle.

)2 is the design life in years.

oF is the direclional distribution facior,

MolfR 5 the number of haulage roubtes wsed io determine the ESA and

Step 2. Estimate the cost 1o reconstruct'maintain one lane for one kifometre for the

Step 3: Caloulate the reconstructionimasntenance cosl per ESA per km by dividing
the cafcome from Sep 2 by the outcome frem Step 1.

i

e = dE5A
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Step 4

Step 5:

Slep &

Step T:

Step B

Step &

Vihere:

$km is the cost of maintenance par ESA per km.

aERA s the design ESA calculated in step 1,

M is the cosl o reconstructimaintain cne land for one kilometre,

Diatermena the typbeal heavy haulage vehicks ESA (assumed at 2 6 ESA
based on a typical tnuck and dog combinalion )

Calculate the reconstruction/maintenance cost per typical heavy haulage
wehiche per km by multiplying the outcome from Step 3 by the cuteome from
Step 4.

SHVEkm = Skm « hrESA
Vihere,
$MMVimm s the maintenance cost per typical heavy wehiche,

Sk is the cosi of mainienance per ESA per km as caboulabed in step
¥

AvESA s the heavy vehicle ESA

Determing the typical kead per typical heany haulage vehicle (assumed al
15 konnes)

Calculate the reconstruction'maintenance cost per fonnie per km by dividing
the cafcome from Sep S by the oulcoms from Step 8.
vk
Sthm = ———

Stk is the maintenance cost per tonne per km

4V |lt£pﬁ:hhﬁmﬂ pef typetal heavy vehicke as calculated
in

r is the typical load per typical heavy vehicle,

. Determine the administration on-cost applicable relating this Plan, ie. the

preparation, implementation and administration as a proportion of the
cadculated cost of reconstruction'mainienance (calculated at 2.79%)

Calculate the total contributicn rafe by multiphying the cuicome from Step 8
by the outcome from Step 7

SCR = Srkne x {1006 + $PA)
WWhere!

 f] is the contibution rate per bonne per kilometre.
4tk is the raintenance cost per tonne per km
§r4 is the oot of administrating the Plan,
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Based on the above, the confribubion rabe &t oull below will apply bo this

develapment fype across the enlire Porl Stephens LGA, Nohwithstanding the abave,

Councl will acoept & vanahon ba the below conlribution rale where it i pustihed by a
Traffs: and Transport Econcmic Study that has been prepared o the satisfaction of
Councdl.

Secton 7.11 Contnbulsan:

S000844%m (which s equivalant to 51,191/t based on a 14.5km haulage route}

PORT STEPHENS COUNCIL

289




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 6 - ATTACHMENT 2 DRAFT PORT STEPHENS LOCAL
INFRASTRUCTURE CONTRIBUTIONS PLAN.

xR
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Fragrecrad Tamace MFW 21040

PORTETEPHENS NEW.GOV.AL
=R

PORT STEPHENS COUNCIL 290




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 6 - ATTACHMENT 2 DRAFT PORT STEPHENS LOCAL
INFRASTRUCTURE CONTRIBUTIONS PLAN.

Appendix A

Work Schedule
A1 Depot and Administration Building
A2 Town Centre Upgrades
A3 Public Open Space, Parks & Reserves
A4 Sports & Leisure Facilities
A5 Community & Cultural Facilities
A6 Road Works
AT Medowie Traffic & Transport
A8 Shared Paths
A9 Bus Facilities
A10 Fire and Emergency Services
A1 Flooding and Drainage \Works
A2 Newcastle Council Cross Boundary Projects

The Work Schedule gives detail of the specific public amenities and services proposed by
the Council, together with an estimate of their cost and staging.

Both staging and costs will be reviewed annually in line with capital works programming and
a full review of Works Schedules will be conducted every 5 years.
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A1  Depot and Administration Buildings

LB I AR i .
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- .'_-';-I.' I = ey TP .I = ..-l-i .....I.J:;; ‘, =
. u;.-_l Firm M Y .-|.-\.!|:_.J I_::- ----- | [F1g ¥ | =31

1 i 4
Total Exomais | TTRELDND
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A2 Town Centre Upgrades
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A3 Public Open Space, Parks and Reserves
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A4  Sports and Leisure Facilities

West Rarpmand Terrace - Hural
i Project Descrpton — e )
SRF1 | Lasesioe Sports Compien, Faymond Testace - Faskd moncvaton 250 00 o 2028
BRF? | Dranaon Pan. Seanam - el and lente srlace Logates 150 00 s s
BAFY | Do P, Seafum - CApar Wi 8000 [y o)
P Pt Descrieton Eshate § -'H;ﬁ"' K.
BRFE | Matabuta Sports Compien Mattud - (RingPound LOgraoes 100 00 o 2000
SAFS | Laotuls Sport Compie, Mallatn - s of masterpian %0 000 0% a0a4
BRFE | Malabula Stale Park_ |iatacuia  facibes upprade 50,000 B 2024
BIFT | Letowir . Ao oo B SR B Yeni a0 G0 B, i)
SRFD | Ferodaie Spod Compler. Medowie - addlional playng Sek and Bacily smpsovessrity 7000 000 0% 2003
BRFS | Yukong Cvie Mooowe - MADaDoe amertes, LHate 1,266 000 " 2608
SAFI0 | Lasatta Spoets Compirs, MaRinas - ROcCIRry) e fxewer Upgrade 250,000 o 2
Tomares S I
b‘:‘-" Pasgect Deacrpion Estimae § %ﬁ"' ke B
BRFI1 | Tomaee Aqualc Centie deison Bay - Shade sirudue 150,000 ) 2
BRFI] | Salwrande Spots Compies. Saamaner lay - ighing Lpgrates %0 000 o 2004
S 1] | Sabrarede Sgoeb Corgars Soiamatede Dy - e i %00 00 ] Frert
P ——L_wa.
B Catehemaens
[Pt Progect Descriohon Estirate § "W'ﬁ"i,.“" i
SHRFM | King Pan Sports Compeen, Raymond Tarmace - Carpars Lpgrace 500 0 BN 200
s | T Speaity £ Fuay - (o Yarsg ek Lgeras 1535 Wt ey o
BRF1G | Tomunen Spor Compee. eman Nay - spors paion B 126072 o 0
SRFHT | kg Mk Sporis Compies Farymeond Tenmees - issphemerslsion of bupseiplan il ] i liia ™ v ]
BEFI | g i St O oy [ 850 (00 ey A
BRFIS | Tomaree Sponts Compee, hienon Bay - upgrace i Oval 1 2644 552 o a7
HFN | Tarmaree St Cortgeey haesh B - o) elerered e faw 8 P, ey Frirly
SRFZY | Tomaren Sports Compen: Nemon fay - enry car pan I o P
Totsl Extmate | 17710842

PORT STEPHENS COUNCIL

296




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 6 - ATTACHMENT 2 DRAFT PORT STEPHENS LOCAL
INFRASTRUCTURE CONTRIBUTIONS PLAN.

A Community and Cultural Facilities
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A6 Roadworks
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AT Medowie Traffic & Transport
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A 10 Fire and Emergency Services
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A 11 Flooding and Drainage Works
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A 12 Cross Boundary Projects — City of Newcastle
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Appendix B

Projected Population Data
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This data has been collabed and prepered by REMPLAN, based on the 2006 Consgs, tronds for birtts, deaths and migrations. and an aodit of the estimated
divelopment pipeline, induding determined devwlopment applications and land kdentified in strabogies and rezoning applications.
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B PORT STEPHENS

g

Fixed Local
Infrastructure
Contributions Plan
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1.0 Introduction

This is the Port Stephens Fixed Local Infrastructure Contributions Plan 2020 {the Ptan). The
Plan commences on 1 January 2020,

The primary punpose of the Plan s 1o satisfy the requirements of the Emvironmental
Planning and Assessmant Act 18759 (the At} and authorise the imposition of conditions of
consent requining contributions for the provision of public services and amenities as a result
of the increase in dermand caused by new development

The obtgectives of the Plan are o

(a) Auvthorse the impositon of conditions on develogerent consents and corrplying
developrient cerlificales requeing the payment of a contribution purswant 1o secton
7.12 ol the Act and in scoordance with this Plan;

(&} To assist Port Stephens Council (Council) to provide the approprate public facilities
which are reguired to maintain and enhance amendty and senvice delivery within the
area; and

{c] Toidentify the purpcses for which conbnbutions ane nequined

This Plan applies 1o all land within the Port Sltephens Lecad Govermment Arga (LGA) as
sherwn in the Land Appheation Map below

Words and expressions used in thes Plan have the same meaning as the Act and Port
Slephans Local Emeanmenial Fian 2013 (PELEF), unless otherwvise defined in the Plan

This Plan applies o development, exclsding development to which the Port Stephens Local
Infrastructure Confributions Plan applies and other eachesions listed below,

This Plan does not apply fo development identified as exempt from requirerments to pay
confributicns in any applicable Minisienal Direction lssved under 87, 1Tof the Act

This Plan does nol apply to public infrastructure camed out by or on behalf of Cowncll, such

as, but nol limited 1o, Boraries, community faciliies, recreation areas and faciliies, and car
parks.

Pt Sephera Foed Local Infraatinuches Conlrbaaons Plan 1
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Money paid 10 Council under a candition authonsed by this Plan i to be applied towards
mieting the costs of one of mare local infrasiructure as-projects listed within the Works
Sehedule, But nol necessanly in the order speciiied in e Works Schaduls
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Local infrastructure contributions required under this Plan shall be determined at the
date of determination of the development application or the dale of issue of the
complying development cerificale.

This Plan apphes 1o apphcations lodped but nof delermined before the date of
commencement of the Plan

This Flan does not affect any conditions of consent imposed under a previous
planis). Any apphcation made under the Azt o modily a developrment consen [Ssued
before the commencament date of this Plan will be determined against the plan that
applied at the date the consent was caiginally determinaed

This plan repeals the Pot Stephens Fixed Development Confributions Plan 2007,
The repaal of the Port Stephens Fixed Development Contributions Plan 2007 does
nod affect the previcus operation of that plan or anything duly completed wundar that
plan, inchading any indexation provisions, Development consents, inchuding a
condition requinng development contributions bevied under a previcus plan will
continwg in force.

ot Shaplaim Foed | ocal Infrsatruchee Contabatonm Plan 4
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2.0 Administration and Operation

Confributions will be determined in accordance with the maximum levies set oul in
Clauvse 25K of the Environmental Ffanning and Assessmen! Regufalion 2000 (the
Regulation), as summarisad in the table below,

Type af Developrmenl

A0 developmand with & propoted coal of up o and inchading L]
150000

Al developmant with a propesed cost of mose Bhan $104,004 0 5% ol Bhal 2o
and ap bo and ncluding

Al development with & proposed cost of more than $500,000 1% ol thal cosl

Clause 25J of the Regulation provides the framework Tor detérmining the proposed
cost of developmient

1) The proposed cost of carmying oul development 5 to be deterrmaned by the
consent authorty, for the purpese of & section 712 levy, by adding up all the
costs and expenses that have baen or are to ba incurred by the applicant in

carmyng out the development. incCluding the folliwmang

{a} if the developmant involees the eneclion of a building, of the camying out of
engineeiing or consiructon work—the cosls of of incidental to erecting the
budding, or carmying out the work, including the costs (i any) of and incidental io
demaoldion, excavalion and site preparation, decontarmenabon oF remediation;

(b} if the developenent invohies 3 change of use of land=ihe costs of or Incidental to
desng anything necessarny to enable the use of the land o be changed;

{2) if the development invelves the subdivision of land—the costs of or incidental 1o
pregaring, executing and negistering the plan of subdivision and any related
cowvenanis, easements or other mights,

2) For the purpose of deferrining the proposed cost of camying oul development, a
consant authority may have regard to an estimate of the proposed cosi of
carrying out the davelopmant prapared by a person, or a parson of a class,
approved by the consent authority bo provide such estimates.

3} The fellowing costs and expenses are nol to be mcluded in any estimate or
defermination of the proposed cost of camying oul development

(@} the cost of the land on which the development is to be camied out;

(b} the costs of any repairs o any buildng of works on the land that are to be
retlaingd i conneclion with the development.

(¢) the costs assoctated with marketing or financing the development (including
inlerest on any laans);

{d} the cosls assocaabed wih legal work camed oul o io be carmed ouf In connectian
with the development;

Poe] Seepiere Foied Local Infraaineciuee Cominbaiions, Plan B
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(g} progec management costs associaled with the development

[f] the cost of building insurance in respect of the develapment;

(g} the costs of fitings and furneshings, includsng any refitting or refurbishing;
associated with the development (except whene the development irvolves an
enargemen, axpanskon of intenaification of a cument use of land);

{h} the costs of commercial stock nwentorny;

{i) any taxes, levies or charges (other than G5T) paid or payable in conmection with
th development by or under any law;

(i} the costs of enabling access by disabled persons in respect of the development;

(k] the costs of energy and water efficiency measures assocabted with the
development

Iy the cost of any development that is prowided as affordable housing;

{m) the costs af any develspment that s the adaptive reuse of a heriage Rem

Faof the purposes of subclause (2) above, a dewvelopment apphcation of an
application for a complying development certiicale mus! be actompanied by a repon
Httﬁn"uh:l;’t an estrnate of the proposed 008t of carmying oul development prépared
as ;

=  Where the estimated cosf of carrping oot the whole of the development as
approved by the consent is $1,000,000 or less - a cost summary regort in
accordance with Appendix A of thes Plan; or

=  Where the estimated cost of carrying out the whole of the development as
approved by the consent is more than 51,000,000 - & guantity sureeyor's
datailed cosi reporl, complefed by a quantity sunsyor wha is a registensd
aseociate membar af above of the Australian Institute of Quantity Sunseyons, in
accordance with Appendix A of this Plan of this Plan.

Councl may review the valuation of works and seek to have the report independentty
reviewad fo werify the costs, The cost of any independent review will be bome by the

agplicant prior bo the determination of the applicabion. No consent will be issuwed unhl

such time that the costs have been paid

Conributions must be pasd af the time specified in the condition impaosing the
contribution. If no fime is specified, the levy must be paid in accordance with the
Tallerang

« Development applications for subdivision where subdivision construction works
ang proposed — prior 10 the issue of the subdivision certificate,

= Development applicatons for bullding or other work = proe 1o the issue of the
consiruction cedificate;

=  Development applications for both buildng work and subdeasicn — pror to the
msue of the construdlion cerlificale, subdivasion works cenificate, or release of the
subdivition certificale, whichever comes Bral

« Development requiring a complying development cerificale — before the
commencement of any builkding work or subdivision work authorised by the
certificabe; or
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=  Developrment applicatons where no building approval is required; prios 1o
commencemean of the use in accondance with the conditions of consent.

If accardance with the Regulalion, an accredited cemifier must not Bsue §
constructicn cefificate for buildng woek of subdhision work unlass it has verified that
each condition requining the payment of levies has been satisfied

In particular, the accredited certifier must enswne that the applicant provides a
recaipt{s) confirming that kevies hawve been fully paid and copies of such receipts
must be incleded with copies of the cerified plans provded to Coundl in accordance
with the Regulation. Failure io fellow this procedune may render such a certificate
vl

The only exceptions to he requirement are whene a works in kind, material public
benefit, dedication of land or deferred payment arrangement has been agreed by
Council. in such cases, Council will isswe advice confirming that an alternative
payment mathod has been agreed with the applicant.

Linder section 7.21 of the Act, accredied cerfifiers ane responsible for calculating
local infrastructune contributions for complying development and imposing a
condibion néquinng contnbulans on a complyng development cerificate in
accordance with this Plan, Accredited cerifiers must notify Council of their
delemrranalon within twe business days of making the dsterrrination, in accordanos
with the Regulation. Applicants must pay the monetary contribution before
commencng the complying development works,

Pursuant o Clause 25J{(2) of the Regulaticn, the proposed cost of camying caf
davelopment is to be indexed before payment lo reflect quarterly variaticns in the
Corgumer Price Index (CP1) ARl Group Index Number for the weighted average of
eight capial cties between the dabe the proposed cosl was determined by the
Council and the date the levy is pasd

Confributions required as a condition of consent under the provisions of ths Plan will
ke adjusied at the time of paymant of the contnbution in accordance with the

fallcrsing formiula:
Contribufion ai time of payment = oDC + A

VWheie
abc & the original contribuban 88 Set oul in the consem
A B the adjustment amount which is

QD€ x [iCurrent index-Base index)Base Index]

Poe] Seepiere Foied Local Infraaineciuee Cominbaiions, Plan T

PORT STEPHENS COUNCIL

319




ORDINARY COUNCIL - 10 DECEMBER 2019 - ATTACHMENTS

ITEM 6 - ATTACHMENT 3 DRAFT PORT STEPHENS FIXED LOCAL
INFRASTRUCTURE CONTRIBUTION PLAN.

Wheng

Cumrent Index is the CPl Sydney - All Groups, as published by the Australian
Bursau of Statisics avadable at the time of review of the contnbution
raie.

Base Index  is the CPI Sydney - All Groups. as pubhished by the Austrakan
Bureau of Statistics af the date of issuing development consent or
the Complying Development Certificate

Mote: In the event that the Cument CP1 Sydney - All Groups, is less than the previous
CPl Sydney - Al Groups, the cwment mdésx shall be laken as not less than the
previous index

ed or Periodic Paymenis

Councdl, al its complede discrafion, may permit the settiement of contributions for
focal infrastructure on a deferred basis. Such a request must

# Be made in witing by the applicant with valid reasons for defemal;

= Mol prejudice the reng or the manner of the provision of public facilibes included
in the Works Schedule;, and

# In the case of a confribwtion being made by way of a VFA, WIKA. MPBEA or land
dadication in lieu of a cash contribution, Council and the appfcant must have a
kegally binding agresment for the provision of works or land dedication

If the application for deferral is accepied, the following conditions will apphy:

{a} Deferal of settiement will be for a maxemem of one year or unbll commencament
of use in accordance with the conditions of consent (whichewer comes first);

{&} The bank guarantes will be issued by an Australian bank or a bank in Ausirafia
for the armount of the total contribution or the amount of the cutstanding
comnbution, phes an amound equal 1o thirteen months interest

[e] Any changes associated with managing the bank securily ane payable by the

mil;

{d} The bank unsenditianally pays the guarantesd swm e the Councl, f the Ceuncil
=0 demands in writing, nof eafser than 12 months from the provision of the
guaraniee of completion of the work;

() The bank must pay the guaranieed sum without reference to the applicant or
Landowmier of cther person who provided the guarantee, and without regard to
any dispuie. controversy, issue or other matter relating to the develapment
congent of the canmying oul of development,

{f) The bank's obligabons are discharged when payment o the Coundil i made in
accordance with this guarantes or when Councl notifies the bank in writing that
the guarantes 3 no longer reguired,

{g} Where a bank guaraniee has been deposited with Council, the guarantee shall
mat be cancelled untll such time as the onginal contribution and accrued interest
are paid; and

{h} Indexing will be calculated from the date the contributicn was due until the date of
payment.
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Other forms. of local infrastructure contributions that may be considensd under the
provisions of the Act include:

1. Deducation of land:
2. Volurtary Planning Agresment, and
3. Weorks in Kind or Matérial Pubic Benelif Agreement

The acceptance of ather forms of contributions is af the complete discretion of
Councll and developers should refer te relevant Councl policies and gudelines price
to lodging & developmant application

This Plan expressly authonises monetary contributions paid for diffarent purposes to
b pooled and applied (progressively or otheradsa) for those puposas. in this
regand, contributions collected will be allocated ko works as indicated in the
schedubss

Poet Trepirera Foied Lod sl Inrasind iiee Coninbanons Plen i
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Appendix A

Cost Summary Reports
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Cost Summary Report
Development Costs less than $1,000,000

Development Application No:

Complying Development No:

Date:

Applicant's name:

Applicant's address:

Development type:

Development address:

External works

External services

Other related works

Subtotal

Subtotal above carried forward

DEVELOPMENT COSTS:
Demolition and alterations $
Structure $
External walls, windows and doors $
Internal walls, screens and doors $
Wall finishes $
Floor finishes $
Ceiling finishes $
Fittings and equipment $
Hydraulic services $
Mechanical services $
Fire Services $
Lift Services $
$
$
$
$
$
$

Preliminaries and margin
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Consultants fees

Other related development costs

GST

® v | e

Total Development Costs

I certify that I have:
= Inspected the plans the subject of the application for development consent, complying
development certificate.
= Calculated the proposed cost of carrying out the development in accordance with
clause 25] of the Environmental Planning and Assessment Regulation 2000 at current
prices.
= Included GST in the calculation.

Signed:

Name:

Position & Qualifications:
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Quantity Surveyor's Cost Summary Report
Development Costs greater than $1,000,000

DRAFT PORT STEPHENS FIXED LOCAL

Development Application No:

Complying Development No:

Date:

Applicant's name:
Applicant's address:
Development type:

Development address:

Development Details:

g;ijfnerciglloor Area - m? | Gross Floor Area — other m?2
Gross Floor Area — Residential m? | Total Gross Floor Area m?
Gross Floor Area — Retail m? | Total Site Area m2
Gross Floor Area Car parking m? | Total car parking spaces
Total Development Cost
Total Construction Cost
Total GST
Estimate Details
Professional fees Excavation
% of Development cost o, | Cost per m?of site area /m?
% of Construction cost o, | Car park
Demolition and site Cost per m2of site area fm?
preparation
Cost per m? - site area fm? | Cost per space
Construction - Commercial Fit out — Commercial
Cost per m? - commercial area /m? | Cost per m? - commercial area /m?
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Construction Residential $ Fit out - residential $
Cost per m? - residential area $ /m2 | Cost per m? - residential area % /m?
Construction — retail $ Fit out - retail $
Cost per m? - retail area $ /m? | Cost per m? - retail area $ /m?

I certify that I have:

Inspected the plans the subject of the application for development consent, complying
development certificate.

Prepared and attached an elemental estimate generally prepared in accordance with the
most recent Australian Cost Management Manuals published by the Australian Institute
of Quantity Surveyors (AIQS).

Calculated the proposed cost of carrying out the development in accordance with clause
25] of the Environmental Planning and Assessment Reguilation 2000 at current prices.
Included GST in the calculation,

Measured gross floor areas in accordance with the Method of Measurement of Building
Area in the AIQS Cost Management Manual Volume 1, Appendix A2.

Signed:

Name:

Position & Qualifications:
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Appendix B

Work Schedule
A1 Depot and Administration Building
A2 Town Centre Upgrades
A3 Public Open Space, Parks & Reserves
A4 Sports & Leisure Facilities
A5 Community & Cultural Facilities
A6 Road Works
AT Medowie Traffic & Transport
A8 Shared Paths
A9 Bus Facilities
A10 Fire and Emergency Services
A1 Flooding and Drainage \Works
A2 Newcastle Council Cross Boundary Projects

The Work Schedule gives detail of the specific public amenities and services proposed by
the Council, together with an estimate of their cost and staging.

Both staging and costs will be reviewed annually in line with capital works programming and
a full review of Works Schedules will be conducted every 5 years.
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A1  Depot and Administration Buildings

LB I AR i .
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A2 Town Centre Upgrades
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A3 Public Open Space, Parks and Reserves
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A4  Sports and Leisure Facilities
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A Community and Cultural Facilities
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A6 Roadworks
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