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PLANNING PROPOSAL

COROWA LOCAL ENVIRONMENTAL PLAN 2012

INTRODUCTION

This is a Planning Proposal seeking an amendment to the Corowa Local
Environmental Plan 2012 (CLEP) to rezone land in Corowa, Howlong and
Mulwala from B2 Local Centre to B4 Mixed Use.

The land is located on the fringes of the town centres of, Corowa, Howlong
and Mulwala (‘the subject land”). A plan showing the exient of the subject
fand is included in Part 4 of this report.

The Planning Proposal has been structured and prepared in accordance with
the Department of Planning and Environment's (DPE) A guide to preparing
planning proposals (“the Guide™).

PART 1. INTENDED OUTCOMES

The intended outcome of the Planning Proposal is to allow greater flexibility
in land use and development on the fringes of the Corowa, Howlong and

Mulwala town centres.

PART 2. EXPLANATION OF THE PROVISIONS

The proposed provisions in the Planning Proposal will achieve the intended
outcomes by:

adding the Zone B4 Mixed Use to the Land Use Table in Part 2 of the
CLEP;

adding the Zone B4 Mixed Use to the list of zones in Column 2
opposite Dual occupancy (aftached) and Dual cccupancy (detached)
in Column 1 of the table at sub-section (2) of Clause 4.1A of the
CLEP;

amending the Land Zoning Map LZN_003B in the CLEP to show the
subject land zoned as B4 Mixed Use;

amending the Land Zoning Map LZN_0DGA in the CLEP to show the
subject land zoned as B4 Mixed Use; and

amending the Land Zoning Map LZN_009A in the CLEP to show the
subject land zoned as B4 Mixed Use.

The propesed siructure and content of the B4 zone Land Use Table is as
follows (additions to Standard instrument shown in red).

habitatplanning 1
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PLANNING PROPOSAL COROWA LOCAL ENVIRONMENTAL PLAN 2012

Zone B4 Mixed Use
1 Objectives of zone
* To provide a mixture of compatible land uses,

« To integrate suitable business. office, residential, retail and other development
in accessible locations so as to maximise public transport patronage and
encourage walking and cycling.

* To promote development that does not detract from commertcial activities in
the main street of Corowa, Howlong and Mulwala.

2 Permitted without consent
Home-based child care; Home occupations; Roads
3 Permitted with consent

Boarding houses; Child care centres; Commercial premises; Community facilities;
Educational establishments; Entertainment facilities; Function centres; Hotel or
motel accommodation; Information and education facilities; Medical centres;
Passenger transport facilities; Recreation facilities (indoor). Registered clubs:
Residential accommodation; Respite day care centres; Restricted premises; Seniors
housing; Sewage reticulation systems; Shop top housing: Any other development not
specified in item 2 or 4

4 Prohibited

Agriculture; Air transport facilifies; Airstrips; Animal boarding or fraining
establishments; Camping grounds; Caravan parks; Crematoria; Depots; Eco-tourist
facilities; Electricity generating works; Exhibition homes; Exhibition wiliages;
Extractive industries; Farm buildings; Farm stay accommodation; Forestry; Freight
transport facilities; Heavy industrial storage establishments; Home occupations (sex
services); Industrial retail outlets; Industrial trmining facilities; Industries; Marinas;
Mooring pens; Open cut mining; Recreation facilities (major); Research stations;
Rural industries; Rural workers’ dwellings: Self-storage units; Sewerage systems;
Sex services premises; Storage premises; Truck depots; Vehicle body repair
workshops; Warehouse or distmbution cenfres; Waste or resource management
facilities; Wharf or boating facilities

PART 3. JUSTIFICATION

This section of the Planning Proposal sets out the justification for the
intended outcomes and provisions, and the process for their implementation.
The questions to which responses have been provided are taken from the
Guide.

3.1. Need for the Planning Proposal

> Is the Planning Proposal a result of any strategic atudy or report?

The Planning Proposal is not the result of any specific strategic study or
report. Rather it has been instigated by Council becoming aware that:

« the current B2 zoning is too infiexible in the land uses it permits on the
town centre fringes;

habitatplanning 2
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PLANNING PROPOSAL COROWA LOCAL ENVIRONHENTAL PLAN 20112

Y

3.2,

e existing land uses, and particularly residences, risk becoming
prohibited development in the B2 zone if their ‘existing use rights’
expire through a period of non-occupation;

e there being little to no demand for new commercial development that
would necessitate the expansion of town centres;

+ the population growth experienced between 2001 and 2006 resulting
in a recommendation for expanded commercial zoning in the town
centres has not been sustained;

e the risk to the commercial fabric of the town centres by allowing for
potential non-commercial uses courtesy of thre more flexible B4 Mixed
Use zone, is low, and

» the B4 zone may create the opportunity for development on the town
centre fringes.

Consequently Council resolved on 20 October 2015:

That a planning proposal to incorporate mixed business within the
Local Centre zone be prepared and presented to Council.

This Planning Proposal is in response to the recommendation.

Is the Planning Proposal the best means of achieving the objectives or
intended outcomes, or is there a better way?

Applying the B4 zone to the town centre fringes will 'free up' this land for a
wider variety of development and land use whilst protecting the core of the
town centres from non-commercial development.

An altemative would be to leave the B2 zone in piace but amend the Land
Use Table to allow for a wider variety of land use and development. This
would avoid the need to introduce a new zone into the CLEP, however it
would run the risk of non-commercial development being undertaken in
locations that should be preserved exclusively for commercial use and
development such as Sanger Street in Corowa, Hawkins Street in Howlong
and Melbourne Street in Mulwala.

A Development Control Plan would be ineffective in providing greater
flexibility on the town centre fringes as it cannot override the provisions of the
B2 zone Land Use Table.

Is there a net community benefit?

There is an overall net community benefit to be gained from the Planning
Proposal by providing greater flexibility in use and development on the
fringes of the Corewa, Howlong and Mulwala fown centres. The benefit can
materialise through potential development opportunities as well as
streetscape improvements.

Relationship to strategic planning framework

Is the Planning Proposal consistent with the objectives and actions contained
within the applicable regional or sub-regional strategy (including exhibited
draft strategies)?

There is no adopted regional strategy applicable to the Planning Proposal.

habltatplanning 3
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PLANNING PROPQSAL COROWA LOCAL ENVIRONMENTAL FLAN 2012

A4

However a draft Riverina Murray Regional Strategy (draft RMRS) has been
prepared by the Department of Planning and Environment and is on public
exhibition until July 2016. This strategic document remains a matter to be
considered in the Planning Proposal. Key actions of the RMRS relevant to
the Planning Proposal include:

Action 3.1.3 of the RMRS is to:

Develop and deliver strategies that strengthen the commercial
function of CBDs and town centres.

The proposed B4 zone will assist in focussing the limited future commercial
opportunities in the three town centres into the remaining B2 zone that
defines the core commercial areas. This focus will assist in maintaining and
consolidating the town centres.

Action 3.4.2 of the RMRS is to:
Facilitate a more diverse range of housing for seniors.

This action acknowledges that that “higher-density development shouid be
located within close proximity fo town cenlres and villages to capitalise on
existing infrastructure and to provide increased housing choice close to
services and amenities.” The proposed B4 zone is consistent with this action
because it will allow for higher density residential development adjacent to
the town centres.

It is noted that the land use strategy for Corowa Shire prepared as a pre-
cursor to the CLEP is intended only as a guide to use and development.
This is reinforced in the Strategic Land Use Plan for each of the towns, which
include a disclaimer that the location of preferred land uses is not to be
interpreted as a land use zone map. The change to the zoning of the subject
land is therefore not isolated or unplanned within the context of the draft
MRS.

Is the Planning Proposal consistent with the local Council's community
strategic plan or other local strategic plan?
The following strategic documents are relevant to the Planning Proposal.

Community Strategic Pian
Objective 4.1.3 in Council's Community Strategic Plan 2022 and beyond is:

Maintaining and establishing viable and long term businesses within
the shire.

The strategy to achieve this objective is to:

Continue to support existing and newly established businesses within
the shire

The Planning Proposal is consistent with this objective as it will not reduce
the opportunities for commercial development within the town centres of
Corowa, Howlong and Mulwala by changing the zoning on the fringes from
B2 to B4.

Corowa Shire Strategic Land Use Plan

The Strategic Land Use Plan (SLUP) for the Corowa Shire was prepared as
a pre-cursor to the CLEP and informed the allocation of the B2 zone in the
town centres of Corowa, Howlong and Mulwala.

habitatplanning 4
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FLANNING PROPCSAL COROWA LOCAL ENVIRONMENTAL PLAN 2012

For the Corowa and Howlong townships, the strategy in the SLUP is to
“encourage retail developments in the established town centre”. For Mulwala
it is to “consolidate commercial development to create a town centre™.

Rezoning parts of the town centre to B4 does not reduce the ability of this
land to be developed for commercial purposes as commercial activities that
are permissible in the B2 zone are permissible in the B4 zone. The B4 zone
does cater for non-commercial activities as well but the demand for
additional commercial floorspace is so low that it is highly unlikely to
prejudice opportunities for future commercial development within the town
centres.

In conclusion, Council's principal forward planning documents that refiect the
aspirations of the community generally support the intended outcomes of the
Planning Proposal.

e is the Planning Proposal consistent with applicable State Environmental
Planning Policies?

Attachment ‘A’ provides an assessment of the Planning Proposal against all
curmrent State Environmental Planning Policies (SEPP’s). In summary, many
of the SEPP's are either not applicable to the Corowa Shire or the
circumstances of the Planning Proposal. The assessment concludes that
the Planning Proposal is not inconsistent with any of the relevant SEPP's.

> Is the Planning Proposal consistent with applicable Ministerial Directions
{8.117 Directions)?

Section 117 of the Environmental Planning and Assessment Act 1979
(EPSA Act) provides for the Minister for Planning to give directions to
Councils regarding the principles, aims, cbjectives or policies to be achieved
or given effect to in the preparation of LEP’s. A Pianning Proposal needs to
be consistent with the requirements of the Direction but in some instances
can be inconsistent if justified using the criteria stipulated such as a Local
Environmental Study or the proposal is of “minor significance”.

An assessment of all $S117 Directions is undertaken in Attachment 'B’. In
summary, the Planning Proposal is found to be consistent with all relevant
directions.

3.3. Environmental, social & economic impact

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

All three areas of the subject land are within long established urban
environments that offer no habitat for threatened species. The changes
advocated by the Planning Proposal will have no effect on this characteristic.

> Are there any other likely environmental effects as a result of the Planning
Proposal and how are they proposed to be managed?

There are no other environmental effects resulting from the Planning
Proposal.

v

How has the Planning Proposal adequately addressed any social and
economic effects?

habitatplanning 5
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PLANNING PROPOSAL COROWA LOCAL ENVIRONMENTAL PLAN 2012

There will be a positive social and economic effect for the Corowa, Howlong
and Mulwala communities from the Planning Proposal by providing for a
greater range of land use and development on the fringes of town centres.
This greater flexibility may facilitate development that otherwise would have
been prohibited by the B2 zone.

3.4. State & Commonwealth interests

> Is there adequate public infrastructure for the Planning Proposal?

All three parts of the subject land are located in the centre of their respective
towns and consequently have all urban infrastructure provided, including
reticulated potable water, sewer, electricity and telecommunications.

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

Having regard for the nature of the Planning Proposal, it is anticipated no
public authority consultation at this level will be required.

It is acknowledged that the Gateway determination may specify Council
undertake consultation with pubfic authorities.

habitatplanning 6
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PLANNING PROFOSAL COROWA LOCAL ENVIRONMENTAL PLAN 2012

PART 4. MAPS
The following maps are provided in support of the Planning Proposal and

indicate the areas within the three townships proposed to which the B4 zone
is proposed to be appiied.
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PART 5. COMMUNITY CONSULTATION

The Planning Proposal will be subject to public exhibition following the
Gateway process. The Gateway determination will specify the community
consultation that must be undertaken for the Planning Proposal, if any. As
such, the exact consullation requirements are not known at this stage.

This Planning Proposal will be exhibited for a period of 28 days in
accordance with the requirements of section 57 of the EP&A Act and the
Guide. At a minimum, the future consultation process is expected to include:

= written notification to landowners adjoining the subject land;

= consultation with relevant Government Departments and agencies,
service providers and other key stakeholders (if required by the
Gateway determination);

» public notices to be provided in local media, including in a local
newspaper and on Councils’ website;

= static displays of the Planning Proposal and supporting material in
Council public buitdings in Corowa, Howlong and Mulwala; and

= electronic copies of all documentation being made available to the
community free of charge (preferably via downloads from Council's
website).

At the conclusion of the public exhibition period Council staff will consider
submissions made with respect to the Planning Proposal and prepare a
report to Council.

Itis considered unlikely that a Public Hearing will be required for the proposal
although this can't be conformed until after the exhibition/notification process
has been completed.

PART 6. PROJECT TIMELINE

The project imeline for the planning proposal is outlined in Table 1. There
are many factors that can influence compliance with the timeframe including
the cycle of Council meetings, consequences of agency consultation (if
required) and outcomes from public exhibition. Consequently the timeframe
should be regarded as indicative only.

habitatplanning 10
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FLANNING PROPCSAL COROWA LOCAL ENVIRONMENTAL PLAN 2012

Table 1: — Project timefine

Anticipated nt date (date of TBA.

Gateway determination)

Anticipated timeframe for the compietion of 2 months from Gateway determination (if
reguired studies studies are required).

Timeframe for govemment agency 2 months from Gateway determination.

consultation {pre and post exhibition as
required by Gateway defermination)

Commer it and pleton dates for Commence within a month of Gateway

public exhibition period determination and complete § weeks after
commencement

Dates for public hearing (f required) Within 2 weeks of public exhibition
completion (if public hearing required).

Timeframe for deration of submissions 4 weeks following compiztion of exhibition.

Timeframe far the deration of a propozal 1 month folowing completion of exhibition.

post exhibfion

Anticipated date RPA will make the plan (if 2 weeks following consideration of prop

delegated) (depending on Coumncil meeting cycle).

Anticipated date RPA will forward lo the 2 week following consideration of propasal.

department for notificaticn (i delegated).

CONCLUSION

The Planning Proposal is to rezone land on the fringes of the Corowa,
Howlong and Mulwala town centres from B2 Local Cenire to B4 Mixed Use.
The reason for the Planning Proposal is to provide greater flexibility in
permitted uses in these areas as they no longer require preservation
exclusively for commercial development. This is a consequence of the low
growth these townships are likely to experience in the future.

In summary, the Planning Proposal is considered to have merit because:

= it is responsive to the changing circumstances being experienced by
most country towns (low or stagnant population growth and
Department of Planning projected population growth figures),

« it will create opportunities for types of development that otherwise
would be constrained by the current zoning;

e there will be a net benefit for the Corowa, Howlong and Mulwala
communities;

o itis not inconsistent with planning strategy;

e it is generally consistent with the broader planning framework (e.g.
State provisions); and

« there will no detrimental environmental effects.

habitatplanning 11
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Consistency with State Environmental Planning Policies
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Consistency of the Planning Proposal with current State Environmental Planning Poficies

Ko, Tdle Consistency

21 Caravan Parks The Planning Proposal does not conflict with the aims, development
consent requirements for caravan parks relating to, the devel it
consent requirements, the number of sites belng used for Iong term or short
1erm residents, the p issibifity of moveable dwellings where caravan

parks or camping gmunds are also permitted, and subdivision of caravan
parks for lease purposes as provided in the SEPP.

30 Intensive Agdcutture The Planning Proposal does not conflict with the aims of this SEPP
because ‘intensive agriculiure’ is currently prehibited in the B2 zone and is
proposed to be prohibited in the B4 zone.

32 Urban Consolidation The Planning Proposal is consistent with this SEPP because the B4 zone
{Redevelopment of Urban will allow for ‘residential accommodation” whereas it is currently prohibited
Land) in the B2 zone.

33 Hazardous & Offensive The Planning Proposal does not conflict with the aims of this SEPP
Development because 'industries’ are currently prohébited in the B2 zone and are

propased o be prohibited in the B4 zone.

38 Manufactured Home Estate The Planning Proposal does not derogate from the aims, strategies,
development consent. assessment and location provisions as prowvided in
the SEPP.

&0 Canal Estate Development The Pilanning Proposal does not conflict with the aims and canal estate
development prohibitions as provided in the SEPP.

&5 Remediation of Land As the Planning Proposal will create the opportunity for residential
deveiopment, Clause 6 of this SEPP requires Council to consider whether
the subjact land is potentially contaminated. However as there is a high
degree of sonfidence that none of the subject land has been used for an
activity listed in Table 1 of the Contaminated Land Planning Guidelines, a
pratiminary investigation as potential contamination is not necessary.

It is noted this SEPP also applies to deveiopment applications and if there
is any doubt as to whether a particular development site is potentially
contaminated, the provisions of the SEPP can be brought to bear.
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No. Tle Consistency

04 Advertising & Signage The Planning Proposal does not conflict with the aims, development
consent requirements and assessment criteria for advertising and signage
as provided in the SEPP.

65 Design Quality of Residential  The Planning Proposal does not conflict with the aims, development
Flat Development consent, assessment, information and notification requirements as
provided in the SEPP.

Affordable Rental Housing The Planning Proposal does not conflict with the aims and functions of this

2000 SEPP as the proposed changes do not discrimi gainst the provision of
affordable housing (and consequently affordable remtal housing). The
CLEP cannot influence the provision of rental housing.

Building Sustainability Index  The Planning Proposal does not conflict with the aims and development

{BASIX) 2004 consent requirements relating to BASIX affected building(s) that seeks to
reduce water consumption, greenhouse gas emissions and improve
thermal performance as provided in the SEFP.

Exempt & Complying The Pianning Proposal does not conflict with the aims and functions of this
Development Codes 2008 SEPP with respect to exempt and complying development provisions.
Housing for Seniors & The Planning Proposal dees not conflict with the aims. development
People with a Disability 2004 consent, | bon, design, development standards, service, assessment,
and information requirements as provided in the SEPP.
infrastructure 2007 The Plannmg Pmposal does not conflict with fhe anns permnsshdny
it ¢ ent and 1 s,

o Lendmake additional uses, adjacent, exempt and eomplymg development
provisions as provided in the SEPP.

Mining, Petroleum The Planmng Proposal does not conficit with the aims, permissibility,
Production & Extractive it 1t requirements ralating to mining, petroleum
Industries 2007 pmducbcn and exiractive industries as provided in the SEPP.
Miscellaneous Consent The P'l&nnmg Proposal does not confiict with the aims, permissibiity,
Provisions 2007 1t requil relating to temporary sructures as
pmvnded n the SEPP.
Murray Regional AH three parts of the subject land are within the area to which MREP2
Environmental Plan No. 2 - appiies and consequently considerations of the planning principles in this
Riverine Land SEPP are required.

An assessment of the proposal against the general and specific planning
principles is undertaken in Attachment *C'.

Rural Lands 2008 Whilst applicable to Corowa Shire, this SEPP is not relevant as the
Pianning Proposal does not imafve rural Land.
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Consistency with Ministerial Directions
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C istency of the Pl ing Proposal with Ministerial Directions given under Section 117 of the
EP&A Act
No. Tike Consistency
1. Employment and Resources
11 Business & Industrial This direction is relevant because the planning proposal affects land within a
Zones business zone. The planning proposal is consistent with this direction
because:

(a) itwen't affect the oppartunity for employment growth in the town centres;
(b) the area available for commescial development won't change: and
(c) the potential ficorspace for commercial and public services won't be

reduced.
Environment and Heritage
21  Envi t Protect This direction is refevant b it appiies to all planning proposals.
Zones The planning proposal is consistent with the direction because the subject land

has no “emsronmentally sensitive areaz” that are affected.

2.3 Heritage Conservation This direction & relevant because it applies to all planning proposals. There are
a number of heritage items within Corowa and Howlong that are within the area
proposed to be rezoned to B4.

The planning propesal is consistent with this direction because it does not
advocate a change to any of the existing provisions in the CLEP relating to
hertage protection (namely clause 5,10).

24 Recreation Vehicle This direction is relevant because it appilies to all planning proposals.

Areas The planning proposal is consistent with the direction because it does not
advocate the designation of the subject land 35 a recreation vehicle area
pursuant to an order in foree under section 11 (1) of the Recreation Vehicles

Act 1983
3 Housing infrastructure and Urban Development
31 Residential Zones This direction is relevant bacause the planning proposal is advocating a zone

that permits residential development.

The planning propesal is consistent with this direction because it will provide for
a greater choice and supply of housing in Corowa, Homdong and Mubwala. it will
also make use of existing urban infrastructure and provide residential
opportunittes within the existing urban areas of the Corowa, Howlong and
Mulwala townships. In addithon, the planning proposal does not advocate a
reduction in the density of residential development and the CLEP already
contains a provision (clause 7.0) requiring develop o be adequately
serviced.
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No. Tidle Consistency

32 Caravan Parks & This direction is relevant because it applies to all planning proposals.
Manufactured Home The planning proposal is not inconsistent with this direction because it does not
Estates cor plate “suitable zoneg, focati and provisions™ for caravan parks and

manufactured homes estates in Corowa, Howlong and Mulwala.

a3 Home Occupations This direction is relevant because it applies to al planning proposals.

The planning proposal will not prevent future dwellings being used for 'home
occupations” and hence is consi with this direction.

34  Integrating Land Use This direction is relevant because the planning proposal seeks to change an
and Transport urban zone (B2 1o B4).

The planning proposal will facilitate development at an urban scale and within
the urban boundaries of Corowa, Howlong and Mulwala. All three parts of the
subject land are within walking distance of a commercial centre. Recreational
facilites are also available in close proximity. Having regard for these
circumstances, the planning proposal is considered consistent with this
direction.

4 Hazard and Risk

5 Regional Planning
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No. Tdle Consislency
510 Implementation of This direction is relevant because the Minister for Planning has released, in
Regicnal Plans draft form at least, a Regional Plan for the Riverina Mumray region.
The planning proposal is istent with this direction for the givenin
Section 3.2 of this report.
6. Local Plan Making
81 Approval and Referral This direction is relevant because it applies to all planning proposals.
Requirements The planning proposal is istent with this direction b it does not
propose any referral requirements or nominate any development as ‘designated
develapment’.
82 Reserving Land for This direction is re} it b it appiies to all planning proposals.
Public Purposes

The planning proposal is consistent with this divection because it does not
remove of propose any pubbc land.
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Consideration of principles within MREP2
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Consistency of the Planning Proposal with specific planning principles in MREP2

Principles to be taken into account

Compatibility of proposal

General

{a) the aims, objectives and planni; inciph

Satisf: 1 against the general objectives can be

P o P +

plan.

{b) any relevant River Management Plan

{c) any ikely effect of the pmposed plan or
development on adjacent and downstream local
govermment areas.

(d) the cumuiative imp
on the River Murray.

t of the proposad develop

Access

The watenway and much of the foreahore of the River
Muwray i 3 public resource. Afienation or obstruction of
this resource by or for private purposes shouwkd niot be
supported.

Development along the mam channel of the River
Murray should be for public purpoges. Moorings in the
main channel showd be for the purposes of short sfay
occupaiion only.

MHuman and stock access to the River Murray should be
managed fo minimise the adverse impacts of
uncontrofied access on the stability of the bank and
vegetation growth.

determined by the assessment against the specific
There are no river management plans relevant to the
proposal.

Poltuted stormwater is the only consequence of the
development that potentially could have a detrimental
downstream impact. As the change in zoning will
essentally have no impact on the use or developmen t
of the subject land, there will be no downstream effects.

None.

The progosal does nat prevent access to the river.

Not appEcable.

None cf the three parts of the subject land have
frontage bo the rver.

Bank disturbance

Disturbance fo the chape of the bank and riparian
vegetation shoudd be kept to a minimum in any
development of riverfront land.

Flooding

Where land is subject o inundation by floodwater:

(a) the benefits to fiverine ecosystems of periodic
flooding,

() the hazard risks involved in developing that Jand,

{c) the redistributive effect of the proposed development
on floodwater,

(d) the availability of other suitable land in the locality
not #able to flooding,

{e) the availabiiity of flood free access for essential
faciiies and cervices,
(7 the pollution threat rep
in the event of a flood,

() the cumiative effect of the proposed development
on the behaviour of loodwater, and

nted by any development

(h) the cost of praviding emergency services and
replacing irfrastructure in the event of a flood.

None of the three parts of the subject land have
frontage to the river.

The Flood Planning Map in the CLEP shows that none
of the three parts of the subject land are flood prone in
a 1in 100 year event.
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Compatibility of proposal

Food mitigation works constructed to protect new
urban devek nt should be dezigned and maintained
fo mee! the technical specifications of the Department
of Water Resgources

Not apphicable.

Land degradation

Development chould ceek o avoid land degradation

P cuch az ion, native vegatation deciine,
pollution of ground or aurface water, groundwater
accession, safination and soil acidity, and adverse
effacts an the quality of terrestrial and aquatic habitats.

Landscape

Measurea should be faken lo protect and enhance the

riverine landscape by maintaining native vegetation

along the riverbank and adjacent land, rehabilitating

degraded sites and ctabifising and revegelating
iverbankz with appropriate species.

River related uses

Only development which has a demonatrated, essential
relationghip with the River Murray should be located in
or on land adfacent fo the River Murray. Other
development should be set well back from the bank of
the River Murray

Development which would infensify the use of rivercide

land should provide public to the foresh

Settlement

New or expanding gettements (including rural-
idential eubdivision, fi and recreational

devel t) shoutd be focated:

(a) on faod free land,

{b) close fo existing services and facilities, and

(e) on land that does nof compromise the polential of
prime crop and pasfure land to produce food or fibre.

Water quality

All decisions affecting the use or management of
riverine land should seek fo reduce poliution caused by
salfs and nutrients entering the River Mummay and
ctherwize improve the quality of water in the River
Mutray.

The pianning proposal does not create the opporunity
for different or more intensive development on the
subject land, hence there is no greater risk of land
degradation.

AR three areas of the subject land are within long
established urban envirenments that no longer exhibit
any riverine landscape characteristics.

None of the subject land is on or adjacent to the river.

None of the subject land is ‘riverside’ land.

The pilanning proposal reiates to land central o the
townships of Comwa, Howlong and Mulwala.
Consegently it does not relate 1 ‘new or expanding
settlements’.

The planning proposal does not affect the ‘use or
management of riverine land™.
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Wetlands

Wetlandz are a natural recource which have ecoiogical,  None of the three parts of the subject land contain a
recreational, éc, flood storage and nutrient and d.

poliutant filtering values.

Land use and management decisione affecting

wellands gshouid:

(a) provide for a hydrological regime appropnate for the

maintenance or tion of the productive capacily of

the wefland,

) ider the potential i t of gur ding land

uses and incorporale measures such as 2 vegelated
buffer which mitigate againat any adverce effects,

(c) control human and animal access, and
(d) conzerve native plantz and animals
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