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EXECUTIVE SUMMARY

This subrnission Is made by Barmson Pty Ltd ta Mid-Western Regional Councll en behalfl of Mr.
David Mewall, seeking support in principle far the rezoning ot 2 12ha portion of rural land under
the Mid-Western Reqgional Lacal Erwvironmental Plan 2012 [*tha LER™),

The subject site identified as Lot 1 DPB41458 and known as 148 Wyoming Rd, Stubbo, The subject
lard is located on the sauth-sastern edge of Stubbo, which is a large rural-residential setdernent
gpproximately 7k north-east of the town of Gulgong,  Edisting development o thee site
CoMm pilees two detached dwellings approved as a dual occupancy by the Council circa 2012,

The site has an area of 1113ha and inaccordance with the LFPis zoned RU1 - Frimary Production,
with a cormesponding minimuom lot size of 100ha. The 12ha portion of the site proposed for
rezoning acljaing the south easterm edge of the Stubbo area ored RS Large Lot Residential with
a corresponding minimum ol size of 12ha. Approximately 380ha of rural land on the south side
of Stubba (including the sulject she) is identified in the Mid-Westem Regicn Comprehensive
Land Use Strategy as being suitable for supporting large lot residentizl subdivision with a
minlmure ot size of 12ha, which the proposal s consistent with.

Shubbo is charecterised by large lot residential subdivision over 2n area of appraximately 1 5km-
(1,200ha), beund by Governor Road to the north, Wyoming Road to the cast, Rayden Lane to the
sauth and Stublx Road Lo the west.

The prapasal also seeks an amendiment to the minimum lot size applying o the 72ha portion of
the site propased for rezoning, The propesed minimum lot size of 12ha is conslstent with the
adjeining area of land 2oned RS Large Lot Residential with a correspanding minimum lot size of
12har, The residual BUT zoned portien of the site will have an area af 92.3ha, which is decmed to
comply with the minimum lat size of 100ha that cuerrertly upplies.

Mo new development is expected as an outcome of the Planning Proposal, rather it will simply
enable the land to be subdivided into two lots of 12ha and 99.3ha respoectively, with an existing
dwielling o =ach lot. Both dwellings cxist independently insafar that they benefit frem
independent water supply, efleent dispasal, electricity and telephone services, Separate accoss
to the wiestern side dwalling may be provided without reguiring any clearing, with no constralpis
in this regiard.

Based on a prelimingry assessment, the subject site s prodominantly clearad and limited in
productivity to law infensity grazing, The subject land has all weather road access with frontage
e Wyaming Road, The patential for the ares to support further rezoning and large lot residential
subdivision is recognised by the Mid-Western Begion Comprehensive Land Use Strategy,
identifying land seuth of Stubbo towards Gulgong for its suitability far rge lot rural residential
subdlvision with a minimum lat size of 12ha, Favourably the site adjoining the existing large lot
rural-residential subdivisian pattern, and shares its physical characteristics.

The submission conslsts of two copies of this repart, including Maps and Plans by Mid-Westem
Regiomal Ceundil and Barnecn; and an Aboriginal Heritage - AHIMS datebase check
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1.0 OVERVIEW OF SITE CHARACTERISTICS

1.1 Site Locafion

The subject lznd is kocated at the south-sastern corner of Stubboe on the sauthern side of
Whraming Road, appraximately Zkm north-sast ot Gulgong.  Relerto Figura 1 - lecation plan and
Figure 2 — aerial cadastra.

Figure T - gefia) wew lacation plan of site, lecaled qperosimately Fem north east of Gulgong

1.2 Property Description & Zonings
The subject langd consists of one lotidentfled as Lot 1 DFE41458. The land has an area nf 111 3ha.

Existing development comphises a detached dual occupancy with the principal dwelling having
a detached garage and studia. Soth dwellings are located towards the western bourdary of the
site, appraximately 400m south of the gate entry lrom Wyeming Read.

The subject land is currently zoned BU1 - Primary Production pursuant Lo the Mid-Westem
Regional Local Frvirenmental Plan 2012 (the LEPL. A riparizn corridet traversing through the
north-castern cornar of the site is mapped by the LEP as Biodiversity Sensitivity, appraximately
1k 2ast of the dwellings. Refer ta LEP map, In Appendix A.

The propasad rezaning is ta RS - Large Lot Resldential, with a minimuorn lot slze of 72ha pursuant
ta thie LEP, which applies this lot size to the nelghbowring land to the north and westin Stubba,
Refer to proposed plan of subdivisian at Appendix B

FLraanT 22002 2E50 T aw Flane pghd 2858 - 20 L drw
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Figure 2 - Acrial cadastre - 148 Wamning Rood, Stubio
dual occuponcy located townrds wastem boaundary, roarion corridor towards paskemm sigde

1.3 Landform and Tepography

sails of tho site are included in the group Home Rule’, these soils generally oocur narth of
Gulgong and are characterized by low lying flat ta undulating land comprising sediment soils
derived from granite, plus yellow Padzelic and vellow Salodic soils, (Lawrie, B\ and Murphy, 107,
(19980 5oil Landscapes of the Dubbo 1:250 000 Sheet, Department of Land and Water
Conservation of NSW, Sydrey), A descrlplion on salinity is nat available,

The subject land i= generally tlat with a slight cross fall to the north-west. Some suface runaff is
captured by five dams (three 'off line' and two 'on ling' dams) which are located within the
western half of the site. The near level form of the land has enabled 115 doveloprment to be carriged
aut with minimnal earthwarks thereby preserving the natural drainage negimse across the site.

1.4 Land-uses

Ihe subject land is accupied by its owners with cattle grazing being carried out on the land.
It provernents comnprise a residential duzl creupancy (detached), detached garage, and studio.
The two dwellings are separated approximately 55m apart with the owners residence being the
easterh side dwelling and the second dwelling buing the westem side dwelling within a ferced
ared of approximately 2,300, adjacent to the western boundary af the site. Accoss Lo both
dwellings 15 vla 4 common driveway from Whaming Road.
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1.5 surrounding Development
The surrpunding development s characterised by rural subdivizian and rural-resicential (large lot
residential subdivision) generally with a reinimum ot size of | 2ha, as follows;

» o the north is 2n 11 kat rural-residential subdivision with each lot featuring a dwelling:

#  Tothe east along the south-eastern boundary is the Sandy Hollow - Gulgong Railway line,
with land further east and south chamcterized by large Iot rural subdivision, generally
with a minimum area of 100ha/or;

= To the west is a dwelling on land zened RS large lot residentizl with an area of 18ha,
Further west on either side of Cope Raad is rural-residential lots, ranging in area fram 2
rninimnum of 12hadlon

Refer to Aerial Map in Appeandix A

Moting the predominance of rural residential subdivision in the surrocunds, estimated at 1,500ha
total, the propesed rezoning of 12ha of the subject site to RS - Large Lot Residential provides a
mincr catension to this zone. By virtue of maintaining its existing land use it is unlikely to result
i any signiflcant conflicts with adjaining familand wses, nor adverely impact on sustainakle
agricultural practices in the locality.

1.6 Flora and Fauna

The subject land is predominantly cleared having a long establishec use as low intensity grazing
land. lzalated stands of cstablished cucalypt trees are noted on the subject lznd in clase
praximity ta the ariginal dwelling, and approxirmately Thm east of the dwelling along a creekline
curtidor towards the eastem side of the site, with this corridar mapped in the LEP as Blodiversity
Senzitive. Refar tn Figure 2 for locaten of the riparian comridor.

Mo fauna was abserved ansite, however |1 s acknowledged that the site may be inhabited on
wcdsion by raaming kangaroos and certzin avian s pecies. Based upon this it is unlikely that any
flara shall be disturbed as part of any future develapment relating to the possible rezaning of the
site, 2nd ro core habitat for local tauna will be threanened,

1.7 Herltage

There are na hertage items listed for the subject site in the Mew South Wales Heritage Register
NEW Haritage Councll, 2070 or the Mid-Wastarn Local Erwironmerital Plan 2012, Befer to
Appendix C for searches conducted otilising the Abariginal Heritage Information Management
Syzterm [AHIMS),

Ihe Mational Parks and Wildlife Act 1974 provides far the protection of Aborlginal relics/sites
goros: New South Wales regardless of significance, land tenure and whether or not they are
tecorded in the NPWS Sites Register, It ls an offence to knowingly damage, deface, cause or
permit the destruction af an Ahoriginal relic or place without the priar written consent of the
director general of HPWS.
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1.8 Floeding

Three first arder streams cross through the esstern part of the site, falling to the northerr
boundary, Being first order they ware observed 25 dry during a dry weather period. and are nat
cansidered ta form significant watercourses. A check of Council's Flaod Map does not identify
the land as flaod prones.

1.9 Groundwater

Thi land is identified as groundwater vulnerable on Council's "Groundwater Volnerabllity Map',
therefare efflusnt disposal requires consideration, Moting the bwo existing dwiellings both hawve
separate nn-site effluant dispasal systems Installed, this matter has been addressed In Council's
previaus approvals for the development of the site.

1.10 Noise

Moize meazurernent: of background levels have not been undertaken onsite. The main
contributor ta nolse in the vicinity is considered w be created by background machinery noize
from farming activities to the east and sauth, plus occaslanal passing freight trains.

1.11 Services

Water & sewer - [hie proposed rezening of 12ha of the site to B3 Large Lot Residential with a
minimum lat size of 12hais premised upan maintaining existing an-site minwater ha recsting and
on-site effluent disposal, which sorvice both dwellings on site, independently of each ather. This
is consistent with neighbeuring development in the RS Large Lot Besldential zone.

Starmwater - Noting on-=ite ralnwater harvesting is provided (of cach dwelling, no starmwatar
measures are necessary for the proposed rezoning and subdivision.

Power/ communications - Both clectricity and telecammunications services are provided toboth
dwellings on the subject land,

1.12 Access

The subject land has all weather road access with frontage to Wyoming Road. which connects
with Cope Road to the west for close access te Gulgong, As part of 2ny future subdivision of the
site, a new driveway may farm part af the land subdivision which will require provision of 2
intersections with Spring Flar Road as indicated in the Concept Plan attached at Appendix B
Additional detail can b provided as required by Council.

1.13 Bushfire

A review of Mid Western Regicnal Council's Bushfire Frone Land Map confirms that both portions
of the subject site are substantially clear from the boundaries of bushfire prene land,
Notwithstanding, with o prodominant vegetation classification of Grasslands some level of
bushfire risk is acknowledged, Future development of the land 25 large lat residential wioukd
tesult In a transformation of the site o Managed land therehy reducing the sk of grassfires.

j:'-:!.!IJI.H MG ERR Tawn Flann rg i soE “llacam
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2.0 PROPOSED DEVELOPMENT

2.1 General

This propozal seeks Mid-Western Regicnal Council's suppert to rezaning a 12ha partion of the
subject land from the BUT - Primary Production Lot 2one ta the B3 - Large Lot Residential zane,
with a mimimurm lot size of 12ha pursuant te the Mid-Western Beglonal Lecal Environmental Plan
2012, The residual labd will remain zoned BUT - Primary Productlon with 2 minireuem lot size of
100ha. Mo new development will result and mo new senvices are required o cach of the twe
existing dwellings on the site,

The intention of rezoning the land in this manner is to permit the future subdivision of the land,
so that the two existing dwellings on the site may be subdivided into two separate ttles, The
veastarn proposed lot at 12ha and its accupation for rural residential purgoses is conslsent with
the objectves of the RS - Large Lot Residentizl zone, and the minimum lat size of 17ha, Nating
Its location and cleared state with frontage to Wyoming Road, and adjeining a rural-residential
subdivision roned RS Large Lot Residential, the proposed pant rezoning of the site to RUS is
cansistent with its surrounds, representing a minor extension to this zone.

2.2 Lot Yield

The subject land comprises a single lot with an area of 111.3ha, Under the current RUT - Primary
Production zone,. the minimmum 10t size is 100ha whersly the land cannot be subdivided
irrespective of containing a detached dual accupancy with both dwellings benefiting from
inde pendent services.

The minirym lat size for land |5 Stubio that s zened BS - Large Lot Rezidential is 12ha (being
lots nat connected o water and sewer malnsl, 25 confirmed from the LEP lot size maps.
Accardingly the minimum 1ot size te accompany this proposal 1s 12ha. Based on this minimum
Ik size, the patential lot yield is indicated In Table 2, as follows.

Table 2: patential lot yield

Lot DP Orumer Lot Size Existing RUT zone
14 241458 Dravid Meawall 111.3ha* T lot 6 10Cha 1ot
Proposed zone
Cravid Mewall J% 3ha R A5 100kas ot
2 Cavid Mewall orother 12ha RUS @ 12ha/lat
MLT ARLA Individual awners 111.3ha
Proposed lot yield Individual owners 111.3ha 2 lots &

499.3ha RU1 zone
+ 12ha RS zone

*approximole megsurement, to be canfirmed by survey

IA2IR0T 00 IEAIE Tren Parnkig 22855 - PO gl
R 160032015 Paye s
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3.0 SITE OPPORTUNITIES — SUBSTANTIAL

PUBLIC BENEFIT

2.1 Existing consiraints and opporunities to development
The land subject to the proposed rergning is zonsd R - Primary Production under the
pravisiens of the Mid-Western Regicnal Local Environmeantal Plan 2012, with a minirmurn lat =iz
of 100ha, The landis located on the edge of approximately 1,500ha of land developed and zoned
R5 Large Lot Residential in the area of Stubbo, approximately 7hm north-east of Gulgang.

The current zoning as AU - Primary Production effectively lirmits the land Lo its current use as low
intensity grazing land with a farrmers deeelling,. The current 2ene and cerresponding minimun
lat size of 100ha prevents its further subdivision nating its area ot 111.3ha.  In cantrast the
neighbeouring land to the north and west zened RS - Large Lot Residential hasa minimum lotsize
of 12ha, while having smilar physical characteristics as Hat and ¢leared farmland. Further, given
thiz site has frontage to Wyoming Road it is consistent in accessibility with the neighbouring land
Foned R

it is also noted that the two dwellings on the site are within view of neighbauring hauses in the
RS zoned surrounds, and arz on similarly cleared flat land such that it is consistent with the
housirg density and environmental character of its surraunds. Consequently the subject site is
recoghiscd for its suitabiling for subdivision, creating a 12ha lot fand a residual 8% 3ha lot) that
enghles the twa existing dwellings to be subdivided,

Whilst most agriculture zohed kand surrcunding Gulgong and Mudgee has been retained from
the previous Mid-Western interm LEP 3008 in terms of zoning and minimum lot size, over the
past 5 years the Region has experienced significant growth in housing with limited supply of large
It resiclential ¢ rural-residential land to accormnmedate Tuture dermands for this, In cansidering
this, the praposal will enakle one additonal BS zoned ot 1 be provided cantaining an existing
dwelling an the edge of the existing RS Zone, whilst retaining a residuzl RLN zoned lot of 99.3ha
which effectively complics with the minimurn lot size of 100ha and continues largely unalected
ta servi fts princpal Zoning objective a5 extensive agricultural land.

32 Consideration of proposed zoning

he proposed rezoning of 17ha of the site to B3 - Large Lot Residential permits a wade range of
riral, residential angd naon-residential related development as indicated B the 'Pemitted with
consent' land use fable far the zone:

Agquaruiture; Bad and breakfost accomimodation: Celar door pramises; Dl necupancies; Dwelling
houses: Gardier centres: Home hdustries: iIntensive piact agriceiture; Londscoping mieteriol supolles;
farkets; Nelphbourood shops; Plant nureeries; Roadside stails; Secondary dweilings: serviced
apariments; Waste or resource transfar stations; Water recpcling fociltles; [phus any used nat
specified as prohibited)

ST IRN-IRNIIEAA TawT Flanningh 2 2HEE - FOladeo:
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In considering the range of permissible uses, the two existing dwelling rermains permissible with
consent, By way of the proposal, the bvo dwellings may be subdivided so that & dwelling is
located on each lot.

Consideration of the rezaning proposal againzl the zone objectives is provided as fallows:

Objectives of zone

»  Toprovide residential howsing in @ rural setting whils praserving, and minimising impacts oh,
ertriranimentally sensitive locotions ord scenic guality.

Comment - The proposzl enables two lots to be created from the existing 111,3ha lot; with 2
12ha lot to ba zoned K3 - Large Lot Residential neighbouring the existing RS zone, and a 99,3ha
farm lot which will maintain a natural corider identified of biodiversity sensitivity towards its
eastern baundary. The proposal will not result in any new development therefore no impacts an
the existing rural scenery and natural features are ervisaged. Access to the western side dweelling
az part of the proposed RS roned land may be provided from Wyorning Boad across a cleared
and flat partion of the site, with no vegetation reguiring removal and no adverse vizual impacts
efvisaged.

*  Toensure that large residential lats do nat hinder the proper and crderly development of urban
aregs i the luture,

Comment - The site is located on the south-eastern edge af approwimately 1,500ha of developed
land In Stubbo Zored RS - Large Lot Residential, approximately 7km narth-2ast of the town of
Gulgang, By wirtue of this separation to Gulgong, the prapasal is nat considered 1o affect
potential urban growth on the north side of the town, noting that Council’s Urhan Release
Strategy 2014 identifies land approsmately Tkm north-swest of the Gulgang Town Centre for
residential subdivision,

e Toensurethat devalopmearntin the mrea does rot unragsanabily increose the demand for pebiic
services ar nuhlic faciiities

Comment - The zite has all weather raad access fram Wyaming Road to the samme standard as all
of the RS zoned land inthe surrounds. Both existing dwellings benefit from independent services
in terms of watet supply, eflluent disposal, power and telephane, The praposal wall ol create
appartunities far further developrment noting that both proposed lobs will have an edsting
dweelling.

In terms of demands on community services, rates and developer cantributions collectad fram
future subdivision would assist towards funding such sendices, Furthermore with no increass in
housirg noting the two existing dwellings which will be subdivided, the proposal will not resalt
inany incease in dermand for community services,

Feulslan & h [ cine iy B Faye 11



The creation of ore additional lotan the cdge of the R5 7one anc containing an existing dwelling

will not affect supply or demand for housing in Gulgong and Stubbo, however will baneficially
enable separate avwnership of the twe existing dwelings,

#  Torminimise cehflicd bebwieen land ises within thiv zane and land vees within edjcining zones,

Commant - The propasal will result in 12ha af land zoned A3 enabling its creation through
subdivisian and the residual rural lot of 99.3ha contzining the ariginal farm dwelling. Given it's
area this is decimed o comply with the minimum lof size ot 100ha for land zoned RUT Primary
Productlan,

The prapasal will retain the twa existing dwellings except 10will enable their future subdivisian,
with the existing low intensity grazing able to continue unaffectad. Land use inthe surrcunds is
predominantly characterised by low intensity lvestock grazing within hoth the RU1 and RS zoned
areas neighbouring the site. Accordingly the proposal will not give rize to land use canflict with
the neighbouring BUT Primary Pragluction zone to the south and east.

Other LEP provisians for consideration

Clagse 5.4 - Groundraler vilrerahility requires Cauncil's consideration in the determinatlan of a
Development Application [DA) for developmant an land that is groundwater valnerable, Whilst
the Planning Proposal daes not sesk development consent for the accompanying concept
sulxdivision plan, it is ackrnewledged that a Tuture 34 for subdivision wauld require consideraticn
of this matter. Moting on-site effluent disposal is provided independently to both dwellings an
this site, this matter has been addressed under the Council's approvals Tor these,

3.3 Land use conflict

Az discussed in Sections 4.1 and 4.2 above, the proposcd 12ha BS zoned ot is considered a minar
extansion to the existing B3 zoned land 12 the north ang west,

With regard to existing agriculture ta the sourh and east, the proposed RS zored 12ha lange lat
will contain an cxdsting dwelling as will the residual .3ha lot. Both dwellings ane substantialby
serlback from the sauthern and eastern boundaries of the site sech that they are nat affected by
any |m pacts from farming activity an neighbouring lard, On this basis grazing on the larger farm
lot and neighbauring land fs unlikely to be affected, with the rezaning and subdivision nat
consicered to cawse any larnd use conflict.

3.4 Summary of opportunities and canstraints
The main planning apgortunities relating Lo the prapased reraning of the subject land., include
the fallowing:

Location - The site is located an the south-vastorn edge of the RS Large Lot Residential area of
Stubbo, identified by occupied lots ranging Inarea generally from 17ha - 20ha. The location of
the land in this regard adjoining the edye of the BS zohe makes it suitable tar large let residential
developrent, The creation of one additional RS lot s considered unlikely to impact on grazing
activity on larger RUT Primany Froduction 2encd land to the sourth and east.

o aRA 2290 286 lamn Flannin gt 205N - Fola.doce
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Environment - The site is predominantly ceared inits current state as grazing land, with no fikely
presence of any threatened or endangered fora and Tauna within the 12ha portian af the site
identified! for rezoning, The biodiversity sensitive riparian corridor towards the north-eastern
carner of the site is separated approximately Thim from the land identified for rezoning and will
nat be attectad,

Land use compatibility with surrgunds - The surrcuncling land uses comprise amix of land wses
including grazing land and rail line ta the south and east, and large lot residential ta the north
and west. Based upon this mix of land uses, the proposed rezoning of 12ha of the site to enable
itz subdivision is considered compatible with the surraunding land wses, representing a minor
exlenzion to the existing RS Large Lat Residential zone.

Patentlal land supply - The propesed rezoning of 12ha m RS Large | ot Residenoal will enable a
twid lor subd vislon of the site, creating one additional RS zened lotwhich will be occepled by an
existing dwelling approved by Coundl, complementng Gulgang's supply of rural-residentlal
land.

Access - The propased subdivision will have frantage for both lots 1o Wyaming Road. The
proposed Cancept Flan enabled separate access to be provided to the 12ha lot from Wyoming
Foad thraugh clearsd tlat lamd with na canstraints in this regard.

Sevvices - The propozed minimum lot size of 12ha does nat reguire cannecoon o water and
sewer in accardance with Council's subdivision controls, noting both existing dwellings on the
site benefit from independent services,

Land use suitability - The land’s suitabilivy for Large Lot Residential subdivision is recagnized by
the Mid-Western Region Comprehensive Land Use Sorategy, which is discussed further in Sectian
4.2 of this report.

The subject site is located an the south-eastern edge of the RS Large Lot Residential area of
Stubbio, The site is similar in physical characteristics to the R zone being relatively flat and
clearad with frontage o Wyemirg Hoad. The propased twa lat subdivision that will result Trorm
rezaning 12ha of the site 1o RS large lot residential will enable the existing use of Ivestock grazing
to continue unaffected on the land and In the surrounds. Mo physical constraints ate identificd
to the proposed rezaning and subseguent twa lot subdivision.

Mo physical constraings are identified that would hinder the future subdivision and developrment
of the land for rural - residential purposes, notng:

al There are no abvicus signs of salinity over the subject land;
4]] [he subject land does not appear t he food prone lard;
ch The site is lacated outside the boundaries of Bushfire Prone Lancs:
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The site does not contain any known iterns of heritage significance, nor will it twe
lot subdivision give rise to clearing and disturbance;

The bicdiversity sensitive tree corridor assoclated with the ripaian zone near the
north-eastarn comer of the site will be retained in ane lat, and is located
approzimately Tkm from the proposcd arca of reroning such that it will not b=
affactad.

The subject land is not identfied as prime agricultural land that will reduce in
agricultural viakility as a result of rezaning 12ha to B3 Large Lot Hesldendal, noting
that the residual lot of 99.3ha zoned RUT Primary Productlon effecthvely complies
with its minirnum lnt size of 100ha;

it is also unlikely that additional land can be acquired to make the subject land
worthwhile lor sustainehle agricultural use;

The proposed rezoning of 12ha of the site to RS - Lorge Lot Residentlal represents a
milnar extension to the existing 83 zored area of Stubbo,
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4.0 STRATEGIC CONTEXT

4.1 Contribution to Land Supply
Cue toits location and Fewr constraints the subject land can be readily incarparated Into Council's
plans for future large lot residential subdivisionin Stubbo and Gulgong,

From review of [arge Iot residential type subdivision in the Mid-Western Reqion itis 2pparent the
Region has experienced significant residential growth aver the past 5 - 10 years inclueing the
development of large lot rural residential land in both Mudgee and Gulgong, with few vacant lots,
The result is that there appears to be scope for supporting further large lot rural - residential
zubdivision and develapment consistent with the prindples of Council's Comprehensive Land
Use Strategy.

The Stratedy Identifles a take up rate of 5 - 10 rural residential i rural [festyle') lats per vear tar the
Gulgang area, whershy the propasal will provide cne additonal developed lot zoned RS Large
Lot Residential witheut significantly affecting rural land praductivity, In this regard, the balance
af the site at 9%.3ha will retain its zoning as RUT Primary Production 2nd use as low intensity
llivestack grazing with 2 farm dwelling.

4.2 Key Council Strategies
The ratianale for supporting the rezoning can be found in Council’s key planning strategies and
instrurments, The following is 2 brlef summary of Council's planning strategies and instruments
which are relevant ta future planning of the sl

4.2 Mid-Western Regional Comprehensive Land Use Shotegy

Thie Mid-Western Regional Comprebensive Land Use Strategy "the Strateqy”) dated Octoher
2009 provides " hasis for idenfifping aptians., o méet fong term arban and reeal growth needs... and
provide direction for targeted growth in specific areas, The Strategy commenced preparation in
2007 by Parzons Brinkerhoff consultants for Council, and was adopted in 2009,

In relatlon 1o the proposed development, the Strategy specifically identifies the siie as
Opporcunity Land”, Figure 4-4 of the Strategy identifies some 379.4ha of rural land an the sauth
sice of Stubboingluding the subject site as 'Area B, Under Section 4.8 Rum! Litestde Landuse, rea
B is idlentified as a long tenm release area with a minirmom recommended lot size of 12hadlat.

Whilst the Strategy identities Area Basa long term release area, the proposal is limited to rezoning
a relatively zmall area of land at 12ha and represents a Ingical extension 1o the existing RUS zone
to the north and west where & minimum lot size of 1 7ha applies, As the proposal does not require
any new toad ar road extension, it would not atherwise affect the timing for rezoning Area B
fased upan this, the proposal is broadly consistent with the Strateqy insofar that the site is
recegnised as suitzble ta suppont large loat residential farmerly ‘rural-residential’) subdivision, as
praposed,
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4.2.2 Mid-Western Regional Local Environmental Plan 2012

Thie general cbjectives of the plan suppart the rezaning of the land to RS - Large Lot Residential
for rural-residential type development, as the land |5 approprately located having regard to
environmental constraints, accessibility and existing land-use patterns, The general objectives
also suppart the rezoning of the site Tor lamge lot rural residential as it achieves orderly and
afficient development of the site. Consideratien of the 2one cljectives as provided in Section 4.2
af this report indicate that future subdivision and rural - residential development of the land may
be carried out In an arderly manner withaut adversely impacting an the surrounds.

43 Section 117 Directions

Pursuant to Section 11702 of the Ervirchrneniol PFlonning and Assessmeant Act, 1973, amy relevant
planning direction issued by the Minister must be followed by Council upan determining to
prepare & new Local Ervirenmental Plan [LEP) or an amendment to its LEP as initated by a
Flanning Froposal.

The directions that are relevant o the praposal are identified as follows:

#  Direction 1.2 - Kural Zenes
¢ [irection 1.4 - Bural Lands

4.3.1 Direction 1.2 - Rural Zones

Consideration is given w this direction whereby the proposal seeks rezoning of rural land w
parmit large ot residential subdivision, As stated, the objective of this direction is 1o protect the
dgricaitural progoctinn valua of rural lana.

In circumstances where a4 Planning Proposal is not consistent with this Qirection and not
identified for potential rezoning under the Cauncil's Strategy, a study in support af the proposil
iz reguired wiich gives Justification fo the abiectives of this direction.

s discussed in this report, the land in its current state bas a melatrcly low level of agricultural
production noting its use tor law intensity grazing. Given the land's relatively o productivity
ancl that it is recognised in the Comprehensive Land Use Stratecy as suitable far large lat
residential subdivision at 12haflat, it is submitted that the current zoning as BUT Primary
Praduction does not reflect its highest and best use,

Based an this, the rezoning of 12ha of the site to RS - Large Iot residential wauld not result in a
significant less of productive agrcuttural land in the region, noting the residual lol at 2.3ha will
rermain zoned BUT - Primary Froduction sa that it may be retained in its use as grazing land,
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432 Direction 1.5 - Rural Lands

Considerationis given ta this direction which 2 pplics where o plonning proposal affacrs land within
ot existing rurel zong, and where the proposal changes the existing minimuns lot size an Jand within
@ Furl Zore.

The dircction requires the prapasal to be consistent with the rural planning and subdivision
principles listed in Stote Envirarmeantal Planning Policy (Rural Lands) 2008, Notwithstanding, 2
planning prapasal misy be inconsistent with the Direction {and the SEPP) il the propasal is
justitied by a strateay that ldentifies the land for fubure rezoning (that the proposal is consistent
with, and the strategy has boen endorsed by the Departrment of Planning,

In the circumstances of this Planning Proposal for rezoning the sits to RS - Lare lot residential,
the site is identified as part of land for such rezoning and developmant under the Council's
Surategy, os discussed in Sectian 4,207,
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5.0 CONCLUSION

Rezoning of the land is generally consistent with the objectives zat out in Ceundl's planning
Instruments, and planning strategies Including the Mid-Western Regional Comprehensive Land
Ise Strategy and the Mid Western Regional Local Environmental Plan 2012, Part rezoning of the
land to R4S - Large Lot Hesidential under the LEF would facilitate a future large lot residential parcel
af land containing an existing dwelling, being a minor extension 1o the existing RS zane whilst
not requiring connection 1o water and sewer services. The site presents few plysical constraints

1o development,
The proposcd rezoning would result in:

. Subdivizicn that Is suitable in the localing

. Develaprment that is compatible with adjoining and adjacent fand uses, including
neighbouring large lot residential development to the north and west alang
Whearming Road;

. Subdivision that supports demand for low density raral residential housing that
provide for rural lifestle;
. Subdivislon that is consistent with the opportunity areas identified in the Mid-

Western Region Camprehensive Land Use Strategy.
Councll 15 encouraged to support this Planning Proposal and take all necessary steps to amend
thie Mid-Western Regional Local Frviranmental Plan 201 2 to rezone the subject land ta RS - Large
| ot Residentizl with a mlnimum kot size af 12ha, thereby chabling subdivizsion of the land wnd the
two Bxisting dwellings.
W would be happy to maet with Coundl representatives to discuzs this matter further. Should
Councl require amy further infermation pleese contact the undersigned at our Mudges affice.

Yours faithfully
BARNSON FTY LTD

Ben Sourke - BTF, MEnvLaw
SEMNIOR TOWMN PLAKNNER
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Mig-Weesrern Region Camprehensive Lord Ure Straredy (Figure 4-4)
Site lpemted within Opportunity Area § located narth-zost of Guigang
{alte Jocated at easters side of Ared B!
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Appendix B

Proposed Concept Plan of land subdivisicn
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Appendix C

Archasological Assessment and AHIMS search results
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