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PLANNING ASSESSMENT

The application was assessed, and comments provided, by the following exteral agencies and
internal specialist staff:

Internal

Development Engineer — The application was referred to Council’'s Development Engineer to review
flooding, stormwater and traffic matters relating to the development. The application was found to
be acceptable and was ultimately supported subject to conditions. The conditions have been
included in the recommended conditions.

Waste Management — The application was referred to Council's Waste Management team for
review. |t was identified that the site will be serviced by a private contractor and therefore no
additional comments were required.

Natural Systems — The application was referred to Council's Natural Systems team for review.
Concern was originally raised regarding the location of the caravan and boat storage area which
was located within the front setback of the site and that it would trigger the NSW Biodiversity Offsets
Scheme (BOS). The caravan and boat storage area has since been removed from the proposal.
Council's Natural Systems team ultimately supported the proposal subject to conditions. These
conditions have been included in the recommended conditions of consent.

Environmental Health — The application was referred to Council’'s Environmental Health Officer for
comment. The application was supported subject to conditions. These conditions have been
included in the recommended conditions of consent.

Development Contributions — The application was referred to Council's Development Contributions
officer. It was determined that s7.12 contributions apply and a condition was provided. This condition
has been included on the recommended conditions of consent.

Heritage Officer — The application was referred to Council's Heritage Officer as there was a potential
of an Aboriginal site within the development footprint. Council’s Heritage Officer supported the
proposed development subject to the recommendations identified within the Aboriginal Cultural
Heritage Assessment (ACHA). The General Terms of Approval (GTAs) issued by Heritage NSW for
the proposal reference the findings and recommendations in the ACHA. A condition requiring
compliance with the Heritage NSW GTAs has been recommended.

Building Surveyor — The application was referred to Council's Building Surveyor for comment. It was
found that the proposal is capable of being constructed in accordance with the Building Code of
Australia (BCA). On this basis, the application was supported subject to conditions. The conditions
have been included within the recommended conditions.

External

Transport for New South Wales (TTINSW) — The application was referred to TINSW as the site has
frontage to a classified road (Nelson Bay Road). Given Council is the roads authority for this road,
TINSW raised no concern with the proposal but rather provided traffic related comments for Councils
consideration. The comments identified within the TINSW referral have been appropriately
addressed which is discussed further below in the assessment against State Environmental
Planning (Transport and Infrastructure) 2021.

NSW Rural Fire Service (RFS) — The application was referred to the NSW RFS as integrated
development in accordance with s100B of the Rural Fires Act 1997. The RFS issued a Bushfire
Safety Authority and General Terms of Approval (GTA) which is discussed further below.

Heritage NSW — The application was referred to Heritage NSW as it required an Aboriginal Heritage
Impact Permit (AHIP) in accordance with the National Parks and Wildlife Act 1974. Heritage NSW
issued General Terms of Approval which are discussed further below.
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Ausgrid — Given the sites proximity to Ausgrid assets, the application was referred to Ausgrid for
comment. Ausgrid provided advice with regard to the supply of electricity to the site. The referral
forms part of a recommended condition.

Department of Planning and Environment — Water — The application was referred to the Department
of Planning and Environment (DPE) — Water as integrated development as per s90 of the Water
Management Act 2000. DPE - Water issued General Terms of Approval which are discussed further
below.

Environmental Planning and Assessment Act 1979

Section 4.46 - Integrated development

Section 4 .46 EP&A Act provides that development is integrated development if in order to be carried
out, the development requires development consent and one or more other approvals. The
proposed development is integrated as it requires approval under the Acts outlined below.

Water Management Act 2000

The proposed development seeks to discharge stormwater into a creek line located within the
adjacent site being Lot 4 DP 398888. The proposed development therefore requires a Controlled
Activity Approval under Section 90 of the Water Management Act.

The application was referred to the Department of Planning and Environment (DPE) — Water. DPE
— Water issued General Terms of Approval (GTA). The GTAS require the applicant to obtain a
controlled activity approval from DPE-Water before the commencement of works.

Rural Fires Act 1997

The proposed development being defined, as a ‘caravan park’, is considered to be a special fire
protection purposes (SFPP) and therefore requires approval from the NSW RFS in accordance with
s100B of the Rural Fires Act. The application was referred to the NSW RFS who supported the
proposal subject to conditions. The conditions related to asset protection zones (APZ), property
access, provisions of services and creation of a Bush Fire Emergency Management and Evacuation
Plan. The General Terms of Approval will be attached to consent and referenced within a
recommended condition.

National Parks and Wildlife Act 1974

The development may impact an Aboriginal site and therefore requires an Aboriginal Heritage
Impact Permit (AHIP) and referral to Heritage NSW under the National Parks and Wildlife Act 1974.

Heritage NSW were satisfied with the findings of the Aboriginal Cultural Heritage Assessment
Report (ACHAR) noting that the assessment sufficiently demonstrated that the development area
has been subject to historic disturbances and sand mining activities rendering little to no potential
for in situ archaeological deposits. The Aboriginal Cultural Heritage Assessment Report (ACHAR)
was prepared by McCardle Cultural Heritage Pty Ltd. The assessment found that the site was highly
disturbed due to historic land uses including sand mining. A survey of the site identified a number
of highly disturbed artefact scatters, shell middens and isolated finds, all located within the previously
sand mined and subsequently excavated portion of the project area.

Noting the proposal seeks to impact some the items identified on the site, an Aboriginal Heritage
Impact Permit (AHIP) is required to be obtained from Heritage NSW prior to works commencing.
The proposed removal measures involve community collection of the artefacts and unexpected finds
protocols being in place during works. Heritage NSW found that the ACHAR has appropriately
demonstrated that the site is subject to historic disturbances such as sanding mining and supported
the community collection approach. Therefore, General Terms of Approval (GTA) were issued by
HNSW, which reference the recommendations in the ACHAR and require ongoing consultation with
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the Registered Aboriginal Parties (RAPs), including appropriate removal of the identified objects.
The GTAs form part of a recommended condition of consent.

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).

Section 4.15(a)(i) - any environmental planning instrument

An assessment has been undertaken against each of the applicable environmental planning
instruments (EPI’s), as follows:

State Environmental Planning Policy (Biodiversity and Conservation) 2021

Chapter 3 Koala Habitat Protection 2020

This policy aims to encourage the conservation and management of areas of natural vegetation that
provide habitat for koalas to support a permanent free-living population over their present range and
reverse the current trend of koala population decline.

The site is mapped as local link, landscape link and core habitat. The site was found to contain koala
feed trees, namely Eucalyptus robusta (Swamp Mahogany) and Melaleuca quinguenervia (Broad-
leaved Paperbark). Koala scat was also detected at multiple trees on the site. The koala feed trees
and trees within the area where scat was identified are proposed to be retained, managed and
rehabilitated to form a koala corridor. On this basis, no removal of koala feed trees is proposed as
part of the development. The area subject to management and rehabilitation is 3.85 hectares and is
located within the south and east of the site, refer to Figure 6 below. The applicant will be required
to manage the koala corridor in accordance with a Vegetation Management Plan.

A condition has been included in the recommended conditions requiring the preparation of a
Vegetation Management Plan (VMP). The condition requires that the VMP be submitted to and
endorsed by Council prior to the commencement of works.

Koala friendly fencing has been incorporated into the development and around the koala corridor as
a mitigation measure. Exclusionary fencing is proposed to address koala movement and interactions
with the proposed development. The exclusionary fencing will deter koalas from entering the area
of the site where the dwellings sites and the community building are proposed. The exclusionary
fencing is proposed to be located along the perimeter of the developed area. A koala grid is also
proposed to be provided along the access driveway that connects to Nelson Bay Road to deter
koalas from moving toward the road. Koala friendly is proposed to be provided along the sites
northern boundary along the C2 zoned land. This fencing has been designed to deter koalas from
moving toward Nelson Bay Road and promotes movement toward vegetated areas in the north. The
proposed fencing is shown in Figure 7 below.

Noting the above, the proposal is considered to be consistent with this policy and the CkPoM in that
it will encourage the conservation and management of areas for koala habitat. Councils natural
resource officer was satisfied with the retention of koala trees, establishment of a koala corridor,
and mitigation measures to discourage koala movement into developed and trafficable areas.
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and ecological environment. The site is not located in close proximity to any sensitive coastal areas
or wetlands. The site supports no coastal vegetation being previously disturbed by sand mining
activities and water quality measures have been incorporated in the design. The site is not in close
proximity to any foreshore areas and will have no impact on natural coastal processes, public access
or marine vegetation.

2.11 Development on land within the coastal use area

As per Section 2.11 of Chapter 2 of the SEPP, development consent must not be granted for
development in the coastal use area unless the consent authority has considered existing and safe
access to and along the foreshore, overshadowing and loss of views, visual amenity and scenic
qualities and heritage values. The consent authority must also be satisfied that the development is
designed and sited to avoid adverse impacts and to ensure the development has taken into account
the surrounding built environment in its design.

The proposal is considered to be consistent with this clause in that the proposal will not impact the
existing and safe access to the water front, overshadow foreshores, impact the visual amenity of the
coast or built environment heritage. It is noted that the proposal does seek to remove an Aboriginal
Heritage object in the form of stone artefacts, known as site 38-5-0380. An Aboriginal Heritage
Assessment Report (ACHAR) was prepared to support the development and provide
recommendations for object removal. Heritage NSW found that the ACHAR assessment sufficiently
demonstrated that the development area has been subject to historic disturbances and sand mining
activities rendering little to no potential for sub-surface in situ archaeological deposits. The removal
of known objects by Registered Aboriginal Parties was therefore supported by Heritage NSW.

2.12 Development in coastal zone generally—development not fo increase risk of coastal hazards

Section 2.12 of Chapter 2 of the SEPP requires consideration as to whether the development would
increase the risk of coastal hazards. The proposed development will not increase risk to coastal
hazards noting proximity to the foreshore and the impact considerations relating to coastal
processes as outlined above.

Therefore the proposed development is satisfactory with the aims of the SEPP and the other matters
for consideration stipulated under Section 2.10, 2.11 and 2.12, and can therefore be supported.

Chapter 4 Remediation of Land

Section 4.6 of Chapter 4 of the Resilience and Hazards SEPP requires the consent authority to
consider whether land is contaminated, is in a suitable state despite contamination, or requires
remediation to be made suitable for the proposed development.

It is noted that the NSW list of contaminated sites and list of notified sites published by the EPA
does not identify the site as being contaminated, nor has any previous record of contamination in
Council's system. A Preliminary Site Investigation (PSI) was prepared for the site by Douglas
Partners (reference: 81605.10, dated July 2022). The PSI found that the majority of the site has
been sand mined or subject to sand mining associated activities. There was a general absence of
gross contamination found and where contamination was present concentrations were within the
adopted human health criteria. The PSI concluded that the site is suitable for residential
development with no remedial works required.

Notwithstanding, it was recommended that an unexpected finds protocol (UFP) be implemented
during construction A condition has been recommended regarding the preparation and
implementation of an UFP.

Based on the above, the proposal is considered to be compliant with Section 4.6 of the SEPP.
State Environmental Planning Policy (Housing) 2021

The Housing SEPP seeks to facilitate development of affordable and diverse housing throughout
NSW, including caravan parks.
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Chapter 3 - Part 9 Caravan Parks

State Environmental Planning Policy (Housing) 2021 (Housing SEPP) commenced in November
2021, which consolidated a number of housing related State Environmental Planning Policies,
including State Environmental Planning Policy No 21 — Caravan Parks (SEPP 21). Section 133 of
Housing SEPP outlines matters to be considered by Council prior to granting development consent
for caravan parks. An assessment against these matters for consideration is provided below:

Clause Comment

(a) whether, because of its location or
character, the land concerned is particularly
suitable for use as a caravan park for tourists
or for long-term residence,

The subject site was recently rezoned to
enable the site to be developed as a caravan
park. During the assessment of the Planning
Proposal for the rezoning, the site was
deemed appropriate for a caravan park in the
form of a residential lifestyle village. The site
will form part of a larger village being an
extension of the existing lifestyle village
known as ‘Latitude One’ to the east. The
Planning Proposal deemed the site suitable
for long-term residence.

(b) whether there is adequate provision for
tourist accommodation in the locality of that

There is no known shortage of tourist
accommodation within the locality. Given the

land, and whether existing or potential tourist
accommodation will be displaced by the use of
sites for long-term residence,

development is extending an existing caravan
park by adding additional long and short-term
sites, there will be no displacement of existing

sites or removal of existing tourist
accommodation.

(c) whether there is adequate low-cost
housing, or land available for low-cost housing,
in that locality

The proposed development is considered to
provide a positive contribution to the local
housing mix.

The approved development includes a
number of community facilities including a
swimming pool, bowling green, gym, library,
lounge and dining areas.

(d) whether necessary community facilities
and services are available within the caravan
park to which the development application
relates or in the locality (or both), and whether
those facilities and services are reasonably
accessible to the occupants of the caravan
park

Access to all facilities and services will be
maintained by the operator within the site.

(e) any relevant guidelines issued by the N/A
Director, and

(f) the provisions of the Local Government
(Caravan Parks and Camping Grounds)
Transitional Regulation 1993.

This regulation is repealed and was in effect
from 1 July 1993 to 31 August 1995.

State Environmental Planning (Transport and Infrastructure) 2021

2.119 Development with frontage to classified road
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The site has frontage to Nelson Bay Road which is a classified road. In accordance with Clause
2.119(2) the consent authority must not grant consent to development on land that has a frontage
to a classified road unless it is satisfied that—

(a) where practicable and safe, vehicular access to the land is provided by a road other than
the classified road, and

(b) the safety, efficiency and ongoing operation of the classified road will not be adversely
affected by the development as a result of—

(i) the design of the vehicular access to the land, or
(i) the emission of smoke or dust from the development, or

(i) the nature, volume or frequency of vehicles using the classified road to gain
access to the land, and

(c) the development is of a type that is not sensitive to traffic noise or vehicle emissions, or
is appropriately located and designed, or includes measures, to ameliorate potential traffic
noise or vehicle emissions within the site of the development arising from the adjacent
classified road.

Vehicular Access

The development proposes the main access to the site from Latitude Drive rather than Nelson Bay
Road. There is a secondary access road from Nelson Bay Road, which is existing and will only be
used to access the proposed storage and maintenance sheds for workers. No residents will utilise
this access point and will be utilised during emergencies as required. The proposal is therefore
considered to be consistent with 2.119(2)(a).

A Traffic Impact Assessment (TIA) prepared by Intersect Traffic (Reference 20/076, dated June
2021) was submitted with the DA which found that the existing road network has capacity to cater
for the additional traffic resulting from the proposal.

Noise

The proposal comprises long term sites which are sensitive to traffic noise or vehicle emissions. As
such, a Noise Impact Assessment (NIA) was prepared for the proposal by Spectrum Acoustics
(Project No: 212247R, dated February 2023). The NIA found that no specific noise control will be
required to achieve an adequate internal acoustic amenity in relation to road traffic noise emissions.
The proposal is therefore consistent with Clause 2.119(2)(c) in that the long term sites are
appropriately located and will not be adversely impacted by road noise.

Traffic and Development Management

In addition to the above, the application was referred to TINSW, with no concem raised with respect
to the proposed development. TINSW provided matters for Council to consider in the assessment
regarding potential acoustic impacts from nearby road noise, consideration for construction traffic
management and the internal road network, as well as stormwater discharge to Nelson Bay Road.

As noted above, A Noise Impact Assessment (NIA) was prepared which found that no specific noise
measures are required to achieve an adequate intemal acoustic amenity in relation to road traffic
noise ingress.

In regard to construction traffic, a condition requiring the preparation of a construction management
plan has been recommended.

The proposed stormwater and drainage has also been designed in accordance with Council
infrastructure specifications which requires post development flow to meet pre-development flows
on the site. This has been achieved through the provision of a bio-filtration basin which is intended
to treat and detain runoff from minor rainfall events and attenuate runoff from less frequent major
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events up to and including the 1% AEP. The design was supported by Council’s Development
Engineer. The stormwater runoff from the proposal is therefore not expected to impact the function
of Nelson Bay Road.

Port Stephens Local Environmental Plan 2013 (LEP)
Clause 2.3 — Zone Objectives and Land Use Table

The site has a split zoning being RU2 Rural Landscape and C2 Environmental Conservation. The
caravan park is proposed to be located wholly with the RU2 portion of the site, with the exception of
a minor strip of the access driveway from Nelson Bay Road, which is already existing.

The proposed development is defined as a caravan park which is not permissible with consent in
the RU2 Rural Landscape zone. A caravan park is however permitted on the site, subject to
additional permitted use provisions in accordance with Schedule 1 and Clause 2.5 of the PSLEP.

The proposal is considered to be consistent with the character of the land in that the proposal is
considered to be a compatible land use within the context of the area and an existing caravan park
adjoins the proposed development. Furthermore, the proposal maintains the rural landscape
character of the land through being appropriately setback and screened from Nelson Bay Road and
neighbouring rural residential properties. .

Clause 2.5 — Additional permitted uses for particular land
Clause 2.5 states that:

Development on particular land that is described or referred to in Schedule 1 may be carried
out—

(a) with development consent, or
(b) if the Schedule so provides—without development consent,

Schedule 1 (10) identifies that ‘caravan parks’ are permitted with development consent on the site.
The proposed development falls within the definition of a ‘caravan park' and is therefore permissible
with consent on the land.

Clause 4.3 — Height of Buildings

There is no maximum height of buildings applicable to the site. The proposed community building
has a maximum height of 7.4m and the storage and maintenance sheds have a height of 4m. Both
building heights are considered to be suitable for the character of the area.

Clause 5.10 — Heritage conservation
European Heritage

The site is not mapped as containing a heritage listed item nor is it within a heritage conservation
area. A local heritage listed item (item 11) is located to the sites east across Nelson Bay Road. The
majority of the proposed built form is setback approximately 147m from the sites front boundary.
The new maintenance and storage sheds are located within this setback but are still a minimum of
16m from the front boundary. Given the setbacks proposed, it is considered that the proposal will
not impact the heritage significance of the nearby item.

Aboriginal Heritage

In regard to Aboriginal Heritage, an Aboriginal Cultural Heritage Assessment Report (ACHAR) was
prepared by McCardle Cultural Heritage Pty Ltd. The assessment found that the site was highly
disturbed due to historic land uses including sand mining. A survey of the site identified a number
of highly disturbed artefact scatters, shell middens and isolated finds, all located within the previously
sand mined and subsequently excavated portion of the project area. The proposal seeks to impact
some the items identified on the site and therefore an Aboriginal Heritage Impact Permit (AHIP) is
required to be obtained from Heritage NSW prior to works commencing. The proposed removal
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The application proposes earthworks on the site involving the filling of lower parts of the site and
cutting higher parts of the site to be below road level. The maximum depth of fill and cut is
approximately 2.54m and 4.5m respectively above and below existing surface. Approximately
25,249m? of cut and 33,960m? of fill will be required across the site resulting in a required import of
approximately 8,711m?>. The proposal is considered to be consistent with Clause 7.2(3) in that:

» The proposed development has been designed with appropriate stormwater and drainage
measures which were supported by Council's Development Engineer. The proposal is
therefore not considered likely to have a detrimental effect on drainage pattems and soil
stability in the locality of the development.

» The purpose of the proposed fill is to facilitate development of the lot, being a new caravan
park. The proposed earthworks are therefore not considered likely to negatively impact future
use of the land.

* Much of the material from the cut on the site is proposed to be utilised for areas of fill. A small
portion of the fill is required to be imported. As such, a condition is recommended noting that
any imported fill material must be virgin excavated natural material (VENM) as defined in
Schedule 1 of the Protection of Environment Operations Act 1997.

e During operation, the development has been designed to ensure all run off from the
development is captured by on-site detention before being conveyed to the Anna Bay Main
Drain. To manage potential offsite impacts during construction, conditions have been
recommended requiring the preparation and implementation of a sediment and erosion
management plant. The amenity impacts for adjoining properties should therefore not be
impacted by the proposed earthworks.

o There have been a number Aboriginal archaeological sites identified within the site. The
proposed earthworks will impact the Aboriginal archaeological sites and therefore an
Aboriginal Heritage Impact Permit (AHIP) as per s90 of the National Parks and Wildlife Act
1979 is required. General Terms of Approval (GTAs) from Heritage NSW were issued which
note the requirement for the AHIP.

 Conditions requiring a construction management plan to be prepared and sediment and
erosion controls to be implemented during works have been recommended to be added to
the consent to reduce potential impacts of the development during construction.

Noting the above, Council staff are satisfied that the proposal meet the requirements of Clause 7.2.
Clause 7.6 — Essential Services

The subject site is serviced by reticulated electricity. To connect to reticulated sewer, the applicant
is required to deliver a water main extension from the site to the intersection of Nelson Bay Road
and Gan Gan Road.

In regard to sewer, the proposal seeks to utilise the existing low pressure system that currently
services the existing caravan park on the adjacent site (Latitude One). The existing low pressure
system is connected the Anna Bay 9 WWPS which was upgraded as a part of the original
development of the adjacent caravan park. Hunter Water Corporation (HWC) in their letter to the
applicant dates 24 November 2021 states that the Anna Bay 9 WWPS has capacity to service the
development. Accordingly, both sewer and water works required will be managed through approval
with HWC.

In regard to access, the sites main access is proposed to be from the existing access to the adjacent
caravan park on Latitude Drive. There is another access proposed off Latitude Drive along the site
northern elevation. There is a third access point from Nelson Bay Road that will be utilised for access
during emergencies and for access to the proposed maintenance and storage sheds.

In addition to the above, the application has demonstrated that stormwater drainage is consistent
with Councils requirements.

Noting that above, it is considered that the proposal is consistent with this Clause.
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Clause 7.9 — Wetlands

The site contains LEP mapped wetlands. The proposal is considered to be consistent with this
Clause in that it will not have an adverse impact on the:

a) Condition and significance of the existing native fauna and flora on the land;

b) The provision and quality of habitats on the land for indigenous and migratory species; and

c) The surface and groundwater characteristics of the land, including water quality, natural water
flows and salinity.

It is noted that much of the mapped LEP wetland is in the area of the size zoned C2 Environmental
Conservation and will form part of the conservation corridor that will be managed via a Vegetation
Management Plan. Further, the development has been designed with appropriate stormwater
management including water quality measures that were supported by Council’s Development
Engineer. Council’s Natural Systems Officer was also supportive of the proposal.

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

There are no draft EPI's relevant to the proposed development.

Section 4.15(a)(iii) — 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.

Chapter B1 — Tree Management

Chapter B1 applies to development that seeks to remove or prune trees or other vegetation within
non-rural areas. The tree removal proposed under this application is located within the area of the
site that is zoned RU2 Rural Landscape. Therefore, this Chapter does not apply to the proposal.

Chapter B2 — Natural Resources

The site contain items of environmental significance in that it contains LEP mapped wetlands,
endangered ecological communities and preferred Koala habitat. This chapter therefore applies.

The application was supported with a Biodiversity Assessment Report (BAR) prepared by MJD
Environmental dated August 2021. It was determined that tree removal is not required within the
Biodiversity VValues mapped area of the site and a significant impact to threatened species is unlikely
to occur and therefore entry into the Biodiversity Offset Scheme (BOS) was not required.

The BAR found that the proposal requires the removal of up to:

e 6.73ha of Exotic Vegetation, and
¢ 0.30ha of Native Vegetation.

The BAR found that no threatened fauna species listed under the BC Act 2016 and EPBC Act 1999
were recorded within the development footprint or impact area, however, recent Phascolarctos
cinereus (koala) scats were detected at multiple trees within the retained vegetation to the south as
well as Crinia tinnula (Wallum Froglet), which was also recorded in the adjacent lots to the north and
south. The BAR concluded that the proposal was unlikely to have a significant impact on the
threatened entities assessed. This conclusion was supported by Council’s Natural Systems Officer.

Further, the proposal seeks to retain vegetation located along the south and east of the site. This
vegetation is intended to be managed and rehabilitated to act as a koala corridor under a Vegetation
Management Plan (VMP) that is required to be approved by Council. The vegetation to be retained
includes:
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* 1.13ha of Exotic Vegetation, and
1.74ha of Native Vegetation.

It is noted that the area subject to vegetation management and rehabilitation is 3.85 hectares and
is located within the south and east of the site. This includes the area where koala scats were
detected.

A condition has been included in the recommended conditions requiring the preparation of a
vegetation management plan (VMP). The condition requires that the VMP be submitted to and
endorsed by Council prior to the commencement of works. On this basis, adequate consideration
has been provided to the protection and conservation of items of environmental significance and
thereby satisfying the objectives of Chapter B2 of the DCP.

Chapter B3 — Environmental Management
Noise

A Noise Impact Assessment (NIA) was prepared for the proposal development by Spectrum
Acoustics dated February 2023. To quantify the existing acoustic environment of the area, a noise
logger was installed on the site for a period of 7 days.

During operation of the development, the NIA found that the major potential for noise impacts to
neighbouring properties will come from mechanical plant and air conditioning, particularly those
associated with the proposed community facility and recreational building including the swimming
pool. Notwithstanding, it was found that the combined noise from these condensers will not exceed
the evening time noise criterion at the most potentially affected receiver. It was however,
recommended that the type and location of the air conditioning plant be approved by an acoustic
consultant prior to installation. A condition this effect has been recommended accordingly.

TfNSW noted that future dwellings on the site could be impact by traffic noise from Nelson Bay
Road. The NIA found that based on the measured traffic noise levels, and a typical residential
design, standard building elements will achieve the required traffic noise attenuation and result in
an adequate internal acoustic amenity for future residents.

The impacts of the development during construction could be limited through conditions of consent
which limit construction work hours and mitigate noise derived from ventilation and air conditioning
systems. Therefore, subject to conditions, the proposed development is satisfactory in regards to
noise management.

Earthworks

As discussed at Clause 7.2 above, the proposed development involves both cut and fill. The impacts
of the proposed earthworks can be mitigated through conditions of consent. The proposal is
therefore consistent with requirements outlined in Councils DCP relating to earthworks.

Chapter B4 — Drainage and Water Quality
The proposal seeks to increase the impervious surfaces on site and therefore this Chapter applies.

A stormwater management plan and report was prepared for the proposal by Northrop both dated
August 2023. The stormwater management plan shows that all roof water from future dwellings and
the community building will be directed to infiliration systems located in the backyards of each
dwelling site with overflow discharging to an inter-allotment drainage network which then connects
to the Anna Bay Main Drain.

A conventional piped drainage network is proposed to be provided throughout the site's internal
road network with pit and pipes being designed to convey and treat minor storm events (up to the
10% AEP). An infiltration bio filtration basin is proposed along the south of the site which is intended
to treat and detain runoff from minor rainfall events and attenuate runoff from less frequent major
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vehicle trips per hour during peak. The TIA found that the existing road network surrounding the
site is currently operating below its capacity and therefore has spare capacity to cater for additional
traffic resulting from the proposed development. SIDRA modelling was also undertaken to determine
whether the proposal would impact the intersection between Nelson Bay Road and Latitude Drive.
It was found that this intersection also has sufficient spare capacity to cater for the development
without requiring upgrades.

The TIA therefore concluded that the proposal will not adversely impact the surrounding road
network from a traffic perspective.

Access

The proposed development seeks to utilise the existing entry and exit access located on Latitude
Drive which currently provide access to the existing caravan park. A secondary access is also
proposed in the north east of the site from Latitude Drive.

A third access already exists off Nelson Bay Road which is proposed to be utilised for emergencies
and for access to the maintenance and storage sheds only.

The TIA found that the existing and proposed access arrangements are suitable to cater for the
proposed development. It was concluded that a sightline of 226m is already provided along Nelson
Bay Road. The sightline will be maintained through regular vegetation maintenance within the road
reserve by Council as the relevant roads authority.

Car Parking

Figure BU identifies that caravan parks are to provide 1 car space per site and 1 visitor space for
everyone 10 sites. Each site is sufficiently sized to provide a single parking space for residents, and
therefore complies with this requirement.

In regard to visitor spaces, 10 spaces are required. A total of 32 visitor spaces are proposed which
is compliant with the DCP.

Chapter C — Development Types

The proposed development includes fencing and a swimming pool and therefore Chapter C8 of the
DCP applies. The Local Government (Manufactured Home Estates, Caravan Parks, Camping
Grounds and Moveable Dwellings) Regulation 2021 contains standards for Caravan Parks, as
opposed to specific DCP controls, which is addressed below in this report.

C8 — Ancillary Structures

Fencing

The DCP requires that front fences have a maximum height of 1.2m and side and rear fences have
a maximum height of 1.8m. Fencing already exists along the sites boundaries which exceed the
1.2m front fence requirement. The existing fencing is considered to be suitable given it will provide
privacy for future residents and does not negatively impact the streetscape given the existing
landscape buffer as demonstrated in Figure 10 below.

It is noted that portions of the site are proposed to have koala exclusionary and koala friendly fencing
to allow for the free movement of koala through the koala corridor located within the south of the site
and restrict movement of koala through the development site.
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Clause 94 provides controls for the width of internal roads and including the following standards:
(i) at least 6 metres for a two-way access road; and
(ii) at least 4 metres for a one-way access road.

Each internal road provides two-way access with a minimum width of 6m.

Clause 96 requires that each site must contain at least one resident car parking space. Each site is
sufficiently sized to provide a single parking space for residents, and therefore complies with the
requirements of this clause.

Clause 97 requires the provision of visitor car parking at a rate of one space for each 10 long-term
sites, but no less than 4 spaces for any caravan park. The development provides 32 visitor car
parking spaces which is compliant in that the proposal required 18.

Clause 98 requires that at least one (1) of the visitor spaces must be a disabled parking space,
although it is noted that there is no such requirement under Council’s DCP. This can be provided
prior to the issue of an amended S.68 approval to operate for the Caravan Park.

Clause 99 requires all road surfaces to be all-weather sealed and must be adapted to the topography
to allow for adequate drainage. The proposed road and drainage network has been assessed by
Council's Development Engineer and found to be adequate in this regard.

Subdivision 4 Utility services

Clause 101-103 requires essential services to be available, including water, sewer and electricity.
All essential services are to be provided prior to the commencement of work as per the existing
conditions. The proposed stormwater drainage system has been assessed by Council’s engineering
section and deemed to be adequate.

The existing Latitude One development to the sites west is serviced by a lower pressure system that
is connected to the existing Anna Bay No. 9 Waste Water Pump Station (WWPS). The proposed
development seeks fo also utilise the existing connection. A letter from Hunter Water Corporation
(HWC) dated 24 November 2021 (HWC reference: 2021-1704) has been provided to Council which
states that the Anna bay 9 WWPS has the capacity to service the proposed development.

Subdivision 5 Shower and Toilet Facilities

Clause 106 provides that sites which are reserved for self-contained vans or other moveable
dwellings are disregarded from the calculation of facilities. A total of 171 of the 173 sites will be
reserved for self-contained moveable dwellings. Therefore, no provision of communal shower or
toilet facilities is required for these sites. The two short terms sites will have access to the community
building and the shower and toilet facilities within.

Subdivision 6 — Laundry Facilities

Clause 112 to 118 require that Caravan Parks are to be provided with washing machines, laundry
tubs, clothes dryers, drying areas, ironing facilities and hot and cold-water connection. These
facilities can be provided within future movable dwellings for the long term sites therefore, the
construction of a dedicated laundry block is not required and would be an underutilised facility on
the site. It is noted that there is two short term sites which would require laundry facilities. A s82
variation can be requested with s68 application to remove this requirement.

Subdivision 7 — Management

The requirements of Subdivision 7 do not relate to physical components of the site to be approved
under a Development Application and are to be considered under a future S.68 approval to operate
a caravan park.

Subdivision 8 — General
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Clause 127 requires garbage removal arrangements be made for the caravan park. Garbage is
proposed to be collected by a private waste contractor.

Clause 128 requires a dwelling site be located no further than 90m from a fire hydrant. Evidence of
installation will be required prior to the issue of a S.68 approval to operate a caravan park.

Clause 131 requires that community buildings are not erected on a dwelling site. The community
building is located within its own section of the site rather than on a dwelling site and therefore
complies.

Division 4 Relocatable homes and associated structures

Future movable dwellings are required to comply with the provisions of Division 4, including the
submission of a notice of completion to Council. Any variation to this division would require the
submission of an objection under S82 of the LG Act, however, no approval for the individual
moveable dwellings is required under S68 of the LG Act, as the sites are located within a Caravan
Park.

Clause 134 of this division requires that relocatable homes be constructed and assembled off-site.
The applicant will likely seek a Section 82 variation to allow for dwellings to be constructed on site.
This will be assessed through the s68 approval process.

Section 4.15 (1)(b) the likely impacts of that development, including environmental impacts
on both the natural and built environments, and social and economic impacts in the locality

Social and Economic Impacts

The proposal will provide for additional accommodation in the locality to service the needs of the
community, and satisfy the housing demand of the ageing population.

The construction of the proposed development will provide employment opportunities in the locality
and support the local building and development industries. This will have direct monetary input to
the local economy, and the increased number of residents in the locality will provide ongoing
economic input through daily living activities.

There are no anticipated adverse social or economic impacts as a result of the proposed
development.

It is noted that community building incorporates ‘consult rooms’ which are proposed to be used for
arange of purposes to service the needs of residents. The uses include online telehealth and visiting
specialists such as medical, massage, beautician treatments, physiotherapy, and nutrition advice.

Impacts on the Built Environment

The built form is setback significantly from the Nelson Bay Road frontage and will therefore not
impact upon the existing character along this frontage. The site is consistent with the existing
caravan park to the west and will not result in adverse impacts to the surrounding built environment.

Impacts on the Natural Environment

The proposal seeks to retain important vegetation including 1.74 hectares of native vegetation on
the site whilst also rehabilitating and managing sensitive biodiversity areas to form a koala corridor
that will be managed as part of a Vegetation Management Plan (VMP). The koala corridor area to
be conserved and managed is 3.85 hectares and contains preferred koala feed trees. Accordingly,
it is considered that the proposal will have a positive contribution to the natural environment on site.

Section 4.15(1)(c) the suitability of the site for the development

The subject site has been recently rezoned to allow for an additional permitted use being a caravan
park, is vacant, largely flat and the development area does not contain of items of environmental
significance. The proposed development accords with the relevant environmental planning
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instruments, strategic plans, DCP and Local Government Regulations, demonstrating the site is
considered suitable to support the proposed development.

Section 4.15(1)(d) any submissions made in accordance with this act or the regulations

Public Submissions

The application was exhibited twice during assessment of the application. It was first exhibited
from 11 October 2022 — 7 November 2022. During this time 40 submissions including 1 petition
with 10 signatures were received.

The application was exhibited a second time due to additional information being provided including
amended plans. It was exhibited from 5 April 2023 — 19 April 2023. During this time 7 submissions
were received.

The matters raised during both exhibition periods have been detailed in the table below.

Comment ]
Council response
It is noted that the payment of rates is not a
relevant DA consideration. Notwithstanding,
each separate ‘lot' within a caravan park is
not charged rates as the ownership model is
under a leasehold title. As such, Council
charges business rates based on the land
value of the entire estate determined by the
NSW Valuer General. Such matters are
relevant to IPART, not planning
considerations under S4.15 of the EP&A Act.

Concern over the development not paying
rates to Council to fund infrastructure
upgrades.

It is also noted that the development is
subjection to monetary contributions as per
Section 7.12 of the Environmental Planning
and Assessment Act 1979. A condition has
been recommended accordingly.

A medical centre has not been included within
the proposed development. Notwithstanding,
the community building includes three consult
rooms which are proposed to be utilised on a
needs basis for online telehealth and also as
a space for visiting specialists including for
beautician treatments and medical specialists

Concern that the development will put strain
on the health system.

It was recommended that a medical centre
should be included within the development to
service residents.

such as GPs, massage therapists,
physiotherapists and nutritionists.

It is further noted that a Health Service
Provision Audit was prepared for the proposal
by Umwelt dated September 2023. The audit
found:

¢ ‘The distribution of GPs in the area is
comparable to the state of NSW and
considered above the Australian national
service benchmark within a 15-minute
drive of the Project in the MMM Nelson
Bay catchment).
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o B60% of the 21 GPs within a 30-minute
drive of the Project are accepting new
patients.

» On average there were approximately
2,160 standard appointments available for
existing patients and 731 appointments
available for new patients to book online
for the following week.

* Over 40% of current residents have
moved to Latitude One from postcodes
within a 30-minute drive of the current site,
with a further 12% relocating from
Newcastle, Lake Macquarie and Maitland,
and therefore may be likely to maintain
accessing their existing GP.

» Each of the six main allied health practice
types are accessible within a 15-minute
drive of the proposed Project and within
the three suburbs that are serviced by the
complimentary bus route.”

Whilst health service availability is not a
specific planning consideration for a caravan
park development, the provided Health
Service Provision Audit indicates there are
sufficient health facilities available in the
locality.

Concern that the proposal will increase traffic
and the functioning of the intersection
between Nelson Bay Road and Latitude Drive.

A submission recommended that a
roundabout be installed to assist in limiting
traffic impact and improving safety.

A Traffic Impact Assessment (TIA) was
submitted with the DA. The TIA found that the
proposal is likely to generate an additional 40
AM and 45 PM vehicle trips per hour during
peak. The TIA found that the existing road
network surrounding the site is currently
operating below its capacity and therefore has
spare capacity to cater for additional traffic
resulting from the proposed development.
Modelling was also undertaken to determine
whether the proposal would impact the
intersection between Nelson Bay Road and
Latitude Drive. It was found that this
intersection also has sufficient spare capacity
to cater for the development without requiring
upgrades. Noting that this intersection was
upgrades including road widening and the
provision of turning lanes as a part of the
original Latitude One development to the sites
west.

Concern with permissibility noting that Council
generally doesn't allow for a number of
houses on rural zoned land.

The site is characterised as a ‘caravan park’
rather than multi-dwelling housing. Caravan
parks and multi-dwelling housing uses are not
permissible within the RU2 Rural Landscape

Page 31 of 38

PORT STEPHENS COUNCIL

34




ORDINARY COUNCIL - 14 NOVEMBER 2023 - ATTACHMENTS

ITEM 1 - ATTACHMENT 4

PLANNER'S ASSESSMENT REPORT.

zone in accordance with the PSLEP.
Notwithstanding, a Planning Proposal was
approved on the site which added an
additional permitted use for a caravan park in
accordance with Clause 2.5 of the PSLEP.

Concern that seniors housing is not needed
within the area but rather affordable housing
or general residential dwellings.

The proposal contributes to housing supply in
the area in the form of long term sites within
the caravan park.

Concern over the flood prone nature of the
land and whether high density housing is
suitable.

The land is flood prone. The flood prone
nature of the land has been assessed and
found to be acceptable. It is noted that the lot
is mostly above the Flooding Planning Level
and will remain this way once developed. A
condition has been included requiring the
preparation of an emergency evacuation plan
for flooding.

Concern that the proposal will change the
character and social cohesion of Anna Bay.

The proposed development is considered
unlikely to impact the character and social
cohesion of Anna Bay and there is no
evidence to indicate this will occur through the
proposed lifestyle village. The proposal
provides additional housing for seniors to
support an ageing population. It is further
noted that the proposal does not impact the
provision of general residential housing in the
area but rather makes good use of
underutilised land adjacent to an existing
village of a similar nature.

Concern that the density prohibits the growth
of trees and other significant vegetation on the
site.

Concern that the proposal will create
significant and irreversible impacts to the
natural environment.

The proposal is located within the area of the
site that is largely cleared of vegetation. The
vegetation proposed for removal is mostly
exotic with some portions being native
vegetation that is mostly disturbed.

The proposal also intends to manage and
rehabilitate the vegetation in the south and
south east of the site to create a koala
corridor. The Biodiversity Assessment Report
prepared for the development found that the
proposal was unlikely to result in adverse
impacts to items of environmental significance
on the site. This conclusion was supported by
Council's Natural Systems officer. There will
be no significant and irreversible impacts to
the natural environment as a result of the
development.

It was recommended that the developer
should pay a contribution to providing a
hospital in the area.

Council does not have jurisdiction over the
provision of public health infrastructure and
such a contribution would be considered ultra
vires under Councils contributions plan.
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Notwithstanding, the applicant is required to
pay s7.12 contributions to support the delivery
of local infrastructure items. The money paid
from these contributions is required by
Environmental Planning and Assessment Act
to be applied towards the provision, extension
or augmentation of public amenities or public
services.

Request for new fencing between the
common boundary of the development site
and objectors property.

The objection also requested a fire break
between their property and the development.

Fencing is managed between land holders
under the Dividing Fences Act.
Notwithstanding, the fencing plan (as shown
in Figure 7 of this report) does note rural style
fencing along the shared boundary.

The land the submission refers to for a fire
break is zoned C2 Environmental
Conservation and is the area that is proposed
to be managed and rehabilitated as a koala
corridor. Appropriate asset protection zones
have been provided to the development and
therefore a fire break is not required for the
proposed development.

Concern that the detentions basins are too

small and will overflow to adjoining properties.

Concern that the main drain does not have
capacity to cater for the additional flows
resulting from the development.

The submission noted that no approval has
been sought from the Anna Bay Drainage
Union regarding use of the drain.

Council's Development Engineer has
reviewed the proposed stormwater
management plan including associated
modelling and found that the proposed basins
are of a suitable size to cater for development
flows. The basins have been designed to
detain runoff from minor rainfall events and
attenuate runoff from less frequent major
events up to and including the 1% AEP.

There is no statutory mechanism for Council
to refer the development to the Anna Bay
Drainage Union. Council is limited to
assessment against the relevant DCP
controls for stormwater management.

Concern that no community consultation was
undertaken prior to the lodgement of the DA.
The submission noted that Council should
undertake consultation with the existing
residents of Latitude One to ensure they are
aware of the proposal.

Community consultation undertaken by an
applicant prior to lodgement of a DA is not
legislated requirement but rather best
practice. Council acknowledges that it was not
undertaken prior to lodgement of the DA.
Notwithstanding, the application was notified
and advertised twice during assessment of
the DA.

A notification letter was sent to nearby

property owners of the existing Latitude One
development during both exhibition periods.
Any submissions received during notification
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of the application have been responded to in
this assessment report.

Concern was raised that no updated
Vegetation Management Plan has been
provided since the one approved under a
separate DA in 2017 and that a new one
should be provided and assessed prior to
approval.

The submission noted that Council should
rectify comments received from BCD during
the Planning Proposal for the site which
suggested that a Biodiversity Stewardship
Agreement be placed over the site in addition
to a VMP. The submission highlighted
comments from BCD which states that the
koala corridor should be reinstated. The
submission strongly supported these
comments from BCD.

A VMP has not been provided with the DA but
rather a condition has been included in the
recommended conditions requiring the
preparation of a vegetation management plan
(VMP). The condition requires that the VMP be
submitted to and endorsed by Council prior to
the commencement of works.

In regard to the comment seeking a
Biodiversity Stewardship Agreement over the
site, it is noted that the site would not be
eligible as it has previously been utilised as a
biodiversity offset area for a previous
development, being existing caravan park
adjoining the site to the west. The NSW

Biodiversity Stewardship Agreement
Landholder Guide states:
Biodiversity stewardship sites can be

established on most land in NSW subject to the
requirements of the BC Act and the BC
Regulation. In some circumstances, the past
use of your land may mean that it is ineligible
for a BSA, for example where:

e current or previous use of the land is
inconsistent with biodiversity
conservation,

e current or previous land use will prevent
management actions from being carried
out,

e current or previous land use will prevent
the purpose of management actions
from being achieved, or

o [f the land has already been used as a
biodiversity offset.

A submission noted that safe crossing for
koalas along Nelson Bay Road and Latitude
Drive should be considered.

A submission requested that Council
considered the impacts of the housing itself on
koalas particularly in relation to fencing and
feed trees.

Exclusionary fencing is proposed to address
concerns for koala movement and interactions
with the proposed development. The
exclusionary fencing will deter koalas from
entering the area of the site where the
dwellings sites and the community building
are proposed. The exclusionary fencing is
proposed to be located along the perimeter of
the developed area. A koala grid is also
proposed to be provided along the access
driveway that connects to Nelson Bay Road to
deter koalas from moving toward the road.
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Koala friendly is proposed to be provided
along the sites northern boundary in line with
the C2 zoned land.

The fencing has been designed to deter
koalas from moving toward Nelson Bay Road
and encourage movement toward vegetated
areas in the north.

Concern was raised over the caravan and
boat storage area located in the east of the
site. Noting its location between the areas of
C2 zoned land and visibility from Nelson Bay
Road impacting the existing character.

At the request of Council, the caravan and
boat storage area was removed and the
updated plans exhibited during the second
notification period. The author of this
submission acknowledged its removal in the
second submission received.

Concern was raised for the inclusion of 2 short
temm sites and that there is likely no intentions
for these to be used.

Council does not have concern with the two
short term sites proposed noting they comply
with the Local Govemment (Manufactured
Home Estates, Caravan Parks, Camping
Grounds and Moveable Dwellings) Regulation
2021. Ongoing usage of these sites would be
subject to operational demand for short-term
accommodation.

It was noted that the staging plan and SoEE
provide different staging outcomes in terms of
the number of dwellings site to be
development within each stage.

Updated staging plans have been provided to
ensure consistency.

Concern was raised over the community
building being provided with Stage 3 rather
than stage one.

Construction of the community building is
intended to commence in Stage 2.

It is considered that use of the existing facility
on the adjacent site by residents of Stages 1
is suitable during construction of the
development. Noting that it would be for 46
dwellings sites and only acting as a temporary
measure.

The submission noted that Council should
consider alternative transport options such as
the provision of a cycleway.

A condition has been recommended on the
consent requiring that a pedestrian footpath
be provided along Latitude Drive to the
intersection with Nelson Bay Road. This will
connect shared path identified on the Port
Stephens Council Pathways Plan. It is noted
that bicycle markings are already provided on
this area of Nelson Bay Road.

The submission noted that the upgrades may
be required for water and sewer servicing.

To connect to reticulated sewer, the applicant
is required to deliver a water main extension
from the site to the intersection of Nelson Bay
Road and Gan Gan Road.

In regard to sewer, the proposal seeks to utilise
the existing low pressure system that currently
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services the existing caravan park on the
adjacent site (Latitude One). The existing low
pressure system is connected the Anna Bay 9
WWPS which was upgraded as a part of the
original development of adjacent caravan park.
Hunter Water Corporation (HWC) in their letter
to the applicant dates 24 November 2021
states that the Anna Bay 9 WWPS has
capacity to service the development.

Approval and payment for upgrades is
managed by Hunter Water rather than
Council.

Concern was raised regarding the plantings
chosen within the landscape plan.

It was requested that further information be
provided regarding replanting associated with
the Vegetation Management Plan area.

The landscape plan includes native species
identified within Council's Tree Technical

Specification including Cabbage Tree Palm,
Southem Magnolia and Swamp Mahogany.

The Vegetation Management Plan has not yet
been prepared and is required to be assessed
by Council’s Natural Systems team prior to
the commencement of works. Imposing a
requirement for a VMP post determination as
a grampion type condition is common
practice.

Suggestions in relation to koala friendly
fencing were given.

Exclusionary fencing is proposed to address
concerns for koala movement and interactions
with the proposed development. The
exclusionary fencing will deter koalas from
entering the area of the site where the
dwellings sites and the community building
are proposed. The exclusionary fencing is
proposed to be located along the perimeter of
the developed area. A koala grid is also
proposed to be provided along the access
driveway that connects to Nelson Bay Road to
deter koalas from moving toward the road.

Koala friendly is proposed to be provided
along the sites northern boundary in line with
the C2 zoned land.

The fencing has been designed to deter
koalas from moving toward Nelson Bay Road
but rather direct movement toward the
vegetated areas in the north.

Concern raised over the handling of displaced
fauna.

The Ecological RFI response prepared MJD
Environmental that was provided for the
second notification period identified details for
the management of displaced fauna. The
recommendations included observing and
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assisting fauna in moving toward refuge
habitat and prioritisation of self-relocation for
highly mobile fauna or large mammals. The
response provided management procedures
for when capture is necessary including
inspecting for injuries.

Concern was raised in relation to the
exposure of Acid Sulfate Soils.

The subject land is mapped as containing
potential Class 3 acid sulfate soils (ASS).
Preliminary testing for Acid Sulfate Soils (ASS)
was undertaken as a part of the Preliminary
Site Investigation (PSI) prepared by Douglas
Partners. The preliminary ASS testing found
the general absence of ASS conditions for the
majority of the site and the proposed
development area which is located within
areas that have been subject to sand mining
activities.

However, the PSI recommended that a site
specific Acid Sulfate Soils Management Plan
(ASSMP) be prepared for any works within the
areas not impacted by previous mining on the
site. This area of the site is where the
maintenance and storage shed are proposed.
A condition has therefore been recommended
requiring the preparation and implementation
of an ASSMP for works within this area.

Concern that the proposal does not meet the
objectives of the RU2 zone.

It was also noted that the proposal fails to
satisfy Clause 125 of the Housing SEPP.

The proposal is considered to be consistent
with the character of the land in that the
proposal is considered to be a compatible land
use within the area and maintains the rural
landscape character of the land through the
significant setback to Nelson Bay Road.
Moreover, the site was found to be suitable for
a caravan park through the recent Planning
Proposal supported on the site.

Clause 125 of the Housing SEPP applies to
Manufactured Home Estates. The proposal is
for a caravan park. Controls for a caravan
park are provided under Part 9 of the SEPP
and have been addressed as a part of this
assessment.

Concern that the proposal will result in light
pollution.

A condition has been recommended that
requires all outdoor lighting to comply with the
Australian Standard 4282 ‘Control of
Obtrusive Effects of Outdoor Lighting'.

Concern that the one entry and exist point is
unsafe particularly in emergencies.

The existing access to the adjacent caravan
park has been determined as being suitable
for the proposed development.
Notwithstanding, the proposal also includes a
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new access from Latitude Drive along the
northem boundary of the site. The existing
access from Nelson Bay Road is also being
retained for use during emergencies.

It is noted that a condition has been
recommended requiring the preparation of a
flood evacuation plan. The General Terms of
Approval from the NSW RFS also require the
preparation of a Bush Fire Emergency
Management and Evacuation Plan.

Section 4.15(1)(e) the public interest

The proposal is considered to be in the public interest as it will provide additional housing supply in
the area.

The construction of the proposed development will provide employment opportunities, having direct
monetary input to the local economy. The increased number of residents in the locality will provide
ongoing economic input through daily living activities.

The proposal involves the management and rehabilitation of the vegetation located within the south
and south east of the site under a Vegetation Management Plan (VMP). The intention is for this area
of the site to act as a koala corridor.

Section 7.11 - Conftribution towards provision or improvement of amenities or services
(developer contributions)

S7.12 confributions apply. A conditions has been recommended accordingly.

DETERMINATION

The application is recommended to be approved subject to the recommended conditions of consent.
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o Establish a Hinterland ‘Town Team’
(65% supportive, 28% unsure, 7% unsupportive)
o Connect with neighbours
(82% supportive, 13% unsure, 5% unsupportive)
o Establish a Community Resilience Network
(74% supportive, 20% unsure, 6% unsupportive)
o Start with yes
(62% supportive, 31% unsure, 7% unsupportive)
o Has it worked?
(45% supportive, 47% unsure, 7% unsupportive)
* QB8: See Appendix D for full list of Management and Safety action suggestions
(31 comments)
* Q9: Majority of responses were supportive of the draft Movement actions:
o Improving access to interesting places
(83% supportive, 11% unsure, 6% unsupportive)
o Options for connection
(79% supportive, 13% unsure, 8% unsupportive)
o Walking and cycleway paths
(82% supportive, 10% unsure, 8% unsupportive)
o Keeping our kids safe
(84% supportive, 9% unsure, 7% unsupportive)
* Q10: See Appendix D for full list of Movement action suggestions (45
comments)
* Q11: Majority of responses were supportive of the draft Environment actions:
o Promote the sustainable conservation of landmarks
(87% supportive, 9% unsure, 4% unsupportive)
o Preserving the waters of The Hinterland
(85% supportive, 10% unsure, 5% unsupportive)
o Protection and enhancement of wildlife corridors
(88% supportive, 8% unsure, 4% unsupportive)
o Encouraging sustainable gardening
(84% supportive, 11% unsure, 5% unsupportive)
* Q12: See Appendix D for full list of Environment action suggestions (27
comments)
* (Q13: Majority of responses were supportive of the draft Open Space actions:
o Where the rivers run
(83% supportive, 11% unsure, 6% unsupportive)
o A shared space for a better place
(75% supportive, 17% unsure, 8% unsupportive)
* Q14: See Appendix D for full list of Open Space action suggestions (33
comments)
e Q15: Do you have any final comments (43 comments)
* Q16: Contact information (98 comments)
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covering planning alterations on a whole of area basis to create the new environmentally
sensitive planned precincts required by the rapidly advancing future. These changes should
be led by Council initiative, not await developer interest, and address the diversity of
ownership and physical characteristics. If you wish to address ECONOMY, residents need
the security of concrete and detailed planning for the future. Use planning for the Ralstons
Road area as an example of what can be achieved if the effort is applied. [Source Q4]

2. My main concern is that council will move to turn the ‘hinterland’ into another Thornton or
Aberglassyn with mid and high density residential development The whole appeal of the area
is it's nature and rural aspect. [Source Q4]

3. Changes to planning approvals/planning incentives does not have a good history in the
hinterland. We're proud of the natural and rural feel, and do not want that to change. Anything
that lessens the rural appeal will not be supported, and given the relative lack of transparency
and complicated nature of DAs, | do not support anything that would make it easier to
increase developments beyond existing controls [Source Q15]

4. Totally support the development, promotion and maintenance of the unique peaceful rural
environment that the area encompasses, Can't afford to lose that due short sighted
opportunistic developments that provide no true benefit to the area and long term degradation
of the area [Source Q15]

5. Flood mounds — why are these being approved? [Source Drop in comments]

Getting around safely for all is a priority in this area! (Coded: Getting around
safely (roads))

There was a strong focus on improving the road network not just the pedestrian or cycling
network. The action around ‘keeping our kids safe’ had a high level of support of 84.48%
however there was some commentary around making sure it was not only our kids being
kept safe. Also, some of the draft actions were seen as superfluous and that Council should
concentrate on delivering essential services such as roads.

These comments have been totalled as follows:

Survey Q4 5 comments
Survey Q6 2 comments
Survey Q8 5 comments
Survey Q10 9 comments
Survey Q15 7 comments
Dropsins 8 comments

Total 36 comments

Example comments

1. Not just kids being kept safe, everyone! [Source Q10]

2. Cycleways on the regional roads with trucks and all the quarry trucks is ridiculous [Source
Q1]

3. It all sounds a bit like putting lipstick on a pig. Fix up the roads first East Seaham Road and
Italia Road are horrendous. If you want people to come, they need to be able to drive their
cars without losing their diff. [Source Q15]

4 What can be done about the truck movement and danger to our community — we went from 47
trucks to over 150 trucks each year — the issue is getting worse and no one is doing anything
about it ie. Brandy Hill quarry, Seaham Battery etc [Source Drop in comments]
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Advocacy of the use of non-Council controlled land for leisure activities
(coded: Advocacy of the use of non-Council land)

Comments indicated that there was a strong focus for Council to advocate for public
access to non-Council-controlled land for leisure activities including the rivers.
Strongest response was from Q14 which was focused on open space.

These comments have been totalled as follows:

Survey Q2 5 comments
Survey Q4 2 comments
Survey Q10 2 comments
Survey Q12 3 comments
Survey Q14 18 comments
Survey Q15 1 comments
Dropsins 1 comments

Total 32 comments

Example comments

1. More focus on the state forests and national parks for space, bbgs, tables, maps , mountain
biking, hiking [Source Q14]

2. Bring back access to areas that have been closed, eg. Seaham Weir, Hunter/Paterson River
Junction. [Source Q14]

3 Absolutely love the idea of more connection with rivers. Allow canoe hire business, segway
tours along the levee, a place where people could swim their horses, cafes & picnic spots with
water views. Maybe an annual (novelty) raft race from Seaham to Raymond Terrace. [Source
Q14

4. Look at private land owners / reserve and working with the likes of HWC to open up corridors
for people to us so they can get bikes, people and horses off the roads (80KM zone) [Source
Drop in comments]

Recognition of the indigenous history of the area (coded: Indigenous
recognition)

There were quite a few comments regarding better recognition of the indigenous culture of
the area in the Place Plan.

These comments have been totalled as follows:

Survey Q2 5 comments
Survey Q6 2 comments
Survey Q14 1 comments
Survey Q15 1 comments
Dropsins 1 comments
Total 10 comments

Example comments:
1. I'd prefer an appropriate name reflecting indigenous culture and heritage [Survey Q2]
2. A suitable Aboriginal name. Why not Wallalong? (Wollalaghn - meaning flat near a river or
creek. The key feature of your Hinterland is that it is dominated by floodplains. ) It was a
gathening place for large numbers of people around the former Lake Paterson, and was an
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Club at Bowthome Park Wallalong, and Hinton markets in order to provide
information and answer gquestions from interested community members.

The stalls had maps, large copies of the Place Plan, and information handouts that
linked to the online survey. The feedback from the community was predominantly
positive and not all related to the Hinterland Place Plan, however it did provide
valuable insight into how the proposed actions might affect local residents and more
importantly how they can get involved with delivering these actions moving forward.

The overall support for the draft place plan and related actions were positive with
respondents happy with the outlook of improving the liveability status of the
Hinterland.

For a list of questions and the response data, see Appendix F.
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