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1.0 Introduction

Mitchel Hanlon Consulting Pty Ltd has been engaged to prepare a
planning proposal to amend the Narrabri Local Environmental Plan 2012
Lot Size Map — Sheet LSZ_004B for Lot 81 in DP 2855 located at Ugoa
Street, Narrabri.

The subject land is currently zoned RU1 Primary Production under the
Narrabri Local Environmental Plan 2012 which is not proposed to be
modified.

The site in relation to the immediate locality is presented in Figure 1. A
detailed survey is shown in Figure 2 and a site aerial plan is shown in Figure
3

It is proposed to amend the Narrabri Local Environmental Plan 2012 Lot
Size Map — Sheet LSZ_004B for Lot 81 in DP2855 from “AB2” to “Z1” to
allow for the consideration of a residential dwelling.

The site is owned by Jocelyn Anne Smith and contains a set of stables
on the north-east corner and a small shed towards the western boundary.
All of these are presently used for machinery storage.

Access to the site is gained in the south-western corner of the lot via
Ugoa Street.

This planning proposal is prepared in accordance with the Department of
Planning and Infrastructure’s ‘Guide to Preparing Planning Proposals’
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2.0 Background

A planning proposal was lodged with Narrabri Should Council on the 8
June 2012 prior to NLEP 2012 coming into effect. At the time of lodging
the planning proposal (June 2012) the subject land was zoned partly 1(d)
Rural Floodway and partly 6(a) Open Space — Existing Recreation under
the Narrabri Local Environmental Plan No. 2.

The June 2012 application proposed to rezone the south-western corner
of the site from 6(a) Open Space (Existing Recreation) to 2(a) Residential
‘A’ Zone. It is unknown to why the subject lot was partially zoned as 6(a)
Open Space (Existing Recreation) as the subject lot has been in private
ownership for many years and has never been used for public recreation
purposes. It is thought that the usage of the 6(a) zone was a means to
show the approximate location of contour lines and to differentiate the
south-western corner of the site from the floodway zoning.

The planning proposal was considered by Council at its Ordinary Meeting
on 17 July 2012 where it resolved to:

“5639/2012 RESOLVED on the motion moved by Councillor Bolton/Clements that
Council resolve to forward the Planning Proposal (prepared by Mitchell Hanlon
Consultants Pty Ltd in relation to Lot 81 Deposited Plan 2855) to the Minister of
Planning in accordance with Section 56 of the Environmental Planning and
Assessment Act 1979; and

That Council seek the comment of the Office of Environment and heritage (Flood Plain
Control Unit) in relation to the proposal if a gateway determination is granted by the
Department of Planning.”

A copy of the Council Report and Minutes are contained in Appendix B.

Following consideration by Council of the planning proposal, it was
referred to the Minister of Planning in accordance with Section 56 of the
Environmental Planning and Assessment Act 1979 (as amended).

The Department for Planning and Infrastructure responded to Council on
the 31 August 2012 requesting further information, including:

o How the Planning Proposal relates to draft Narrabri LEP 2012 as
well as Narrabri LEP No.2;

o Address Section 117 direction 1.2 Rural zone; and

o Address Section 117 direction 6.2 Reserving Land for Public
Purposes.

The letter from the Department goes on further to state:
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‘As the Narrabri Growth Management Strategy recommends that the subject land be
retained as rural but that dwellings could be considered subject to a flood assessment,
it may be appropriate for Council to consider resubmitting the Planning Proposal once
the new draft LEP has been made.

If a Planning Proposal were to be submitted under Narrabri LEP 2012 (once made),
the subject land could remain as rural, but an amendment sought to the LSZ map to
allow for a dwelling.”

A Copy of the Department of Planning and Infrastructure's letter is
contained in Appendix C.

Mitchel Hanlon Consulting responded to the Departments letter on 12
September 2012. A copy of this response is contained in Appendix D.

Following further discussions with Department of Planning and
Infrastructure staff and the client it was determined that an amendment
would be re-lodged following the gazettal of Narrabri Local Environmental
Plan 2012.

Mitche! Hanlon Consulting re-lodged the planning proposal with the
Narrabri Shire Council on 25 February 2013 in accordance with
Department of Planning and Infrastructures correspondence. A copy of
this correspondence is contained in Appendix E.

Further advice was provided by the Department on 21 March 2013 (See
Appendix F) advising the following:

o Whilst the formatting of the maps is adequate, a proposed lot size of 2ha is not
supported as it would contravene the recommendations of Council’s Urban
Growth Management Strategy which recommends that only a single dwelling be
permitted with consent on lots within this area. A minimum lot size of 3ha is
therefore recommended for the subject lot.

o A project timeline to detail the anticipated timeline for the plan making process —
Part 6 forms a new component of the PP and more detail can be found by
reference to page 18 of the attached document. The preliminary PP has not
included a project timeline.

The Planning Proposal has been further modified to comply with the
Departments feedback.

SMITH — AMENDMENT TO LOT SIZE MAP Page 8
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3.0 Proposal Objective &
Planning Context

The objective of the planning proposal is to amend the Narrabri Local
Environmental Plan 2012 (NLEP 2012) “Lot Size Map - Sheet
LSZ_004B” from “AB2” to “Z1” for Lot 81 in DP 2855 located at Ugoa
Street, Narrabri as shown in Figure 6.

The proposed modification will allow for the consideration of the erection
of a residential dwelling under clause 4.2B Erection of Dwelling Houses
in Certain Rural and Environmental Protection Zones on the NLEP 2012.

The subject site is zoned as RU1 Primary Production under NLEP 2012
and is to remain under this zoning.

A review of the Land Zoning Maps and Lot Size Maps contained within
the NLEP 2012 reveals that there are a number of surrounding and
adjoining properties that are of similar zoning and size with “2” and “AB2”
minimum lot size requirements. Refer to Figures 4 and 5. It is therefore
concluded, that there is a precedent for RU1 Primary Production zoned
lots that allow for residential dwellings to be erected that are well below
the 40ha or 100ha minimum lot size.

The proposed modification is in keeping with the suggestion made by the
Department of Planning and Infrastructure’s letter dated 31 August 2012
which stated:

If a Planning Proposal were to be submitted under Narrabri LEP 2012 (once made),
the subject land could remain as rural, but an amendment sought to the LSZ map to
allow for a dwelling”

SMITH — AMENDMENT TO LOT SIZE MAP Page 16



4.0 Explanation of
Provisions

The planning proposal would result in the following changes to the

Narrabri Local Environmental Plan 2012.

Table 1: Changes to Narrabri LEP 2012
AMENDMENT APPLIES TO EXPLANATION OF THE PROVISION

Lot 81 in DP 2855, Ugoa Street, It is proposed to amend the “Lot Size Map — Sheet
Narrabri LSZ_004B" from “AB2” to “Z1” for Lot 81 in DP
2855.

There are no other proposed changes to NLEP 2012.

“ Consulting Pty Ltd



5.0 Justification

5.1 Need for Planning Proposal

Is the planning proposal a result of any strategic study or report?

Narrabri Shire Growth Management Strategy (December 2009) prepared
by Edge Land Planning for the Narrabri Shire Council provides a future
direction for the settlements and land within the rural areas of the Shire. It
was the first stage in the review of Local Environmental Plan No. 2
(LEP2) being prepared for the entire Shire. This Growth Management
Strategy (GMS) provides the strategic direction for the draft LEP as well
as providing guidance for the future development pattern of the Shire.

The relevant sections of the GMS that apply to the subject land are
included on pages 171-178 of the GMS. A summary of the relevant
extracts from the GMS are outlined below:

o Under the Narrabri Supplementary Floodplain Management Study
(Supplementary Study) prepared in 2002 by Osborn Land and Max
Winders & Associates land in Genanagie Street was assessed. The
subject land falls within the area that is subject to the Supplementary
Study (Refer to Figure 7).

o The Supplementary Study found that all of the existing houses in the
area that are located below the 1% AEP flood level or with a minimum
freeboard above that level could be raised.

o It also found that the construction of a 800m? flood mound on each of
the existing vacant lots would have “a negligible impact on flood
behaviour in the adjacent residential areas or elsewhere in the town.
Thus flood impact is not a constraint on the construction of rural
housing in this area.” (Osborn Lane & Max Winders & Associates
p23). However, the report did stress that the safety of residents and
emergency personnel during flooding is the major issue in the
formulation of strategies for the management of flooding in the area.

o The Study made the following recommendations for future
development in the Genanagie Street study area:

1.  The owners of existing houses which are located below or
slightly above the 1% AEP flood level should be encouraged to
raise their houses to satisfy the habitable floor level
requirements of the existing Council policy.

2. Future development will be limited to the construction of rural
housing on 800m? flood mounds on some of the existing lots.

Mitchel Hanlon SMITH — AMENDMENT TO LOT SIZE MAP
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3. No flood mounds are to be constructed within the area where
flooding exceeds 1 m depth in the 5% AEP design event. This
land is shown on Map 8.11 which has been taken from the
Study (Refer to Figure 8).

4. No subdivision of existing lots is to be permitted.

o The land is considered to be appropriate for rural residential
development as it is close to the Town of Narrabri and is in an area
with other rural residential uses around it. It is not in an area that is to
be targeted for future residential development and is considered to be
a unique area as there are no other similar areas immediately
adjoining the town which could be built on in such a manner. This is
also consistent with the provisions of the NSW Flood Prone Land
Policy and the Floodplain Development Manual 2005. The
development of this area will have a negligible effect on the
surrounding land and it has merit for development.

As noted from the GMS and the recommendations from the
Supplementary Study, the land is considered (including the subject site)
to be appropriate for rural residential development and that it is also
consistent with the provisions of the NSW Flood Prone Land Policy and
the Floodplain Development Manual 2005. The development of the site
for a residential dwelling is further supported by the Flood Impact
Assessment carried out by MWA Environmental contained in Appendix A
discussed in further detail below.

A Flood Impact Assessment for the subject site was completed by MWA
Environmental in January 2012 (refer to Appendix A). The Flood Impact
Assessment indicates that the proposal is considered to have little impact
on the flow regime of the flood way in a 1:100 flood event and
insignificant impact on flood levels in the localised area. The Flood
Impact Assessment stipulates a minimum habitable floor level in keeping
with Narrabri Shire Council’s Floodplain Development Strategy.

Following a detail survey of the site, Gleeson Surveying determined the
actual boundary of the floodway as shown in Figures 2. The line
proposed by Gleeson Surveying is based on contours of the site and
demonstrates where the land changes from level high ground to the start
of the slope into the floodway.

“ Consulting Pty Ltd



Narrabrl Shire Growth Management Strategy
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Figure 7: Extract from Narrabri Growth Management Strategy — Existing Floodway
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Is the planning proposal the best means of achieving the objectives
or intended outcomes, or is there a better way?

The planning proposal is the most appropriate method for amending the
Narrabri Local Environmental Plan 2012.

The current “AB2” dedication on the NLEP 2012 Lot Size Map — Sheet
LSZ 004B requires a minimum lot size of 40ha to allow for the
consideration of a residential dwelling. Lot 81 in DP 2855 is
approximately Sha in size and falls well below the 40ha requirement.
The proposed “Z1” dedication requires a minimum lot size of 3ha and
would allow for a residential dwelling to be constructed on the land.
There are a number of surrounding and adjoining properties of similar
size and zoning that contain residential dwellings under the “Z"
dedication (Refer to Figures 4 and 5).

“ Consulting Pty Ltd
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5.2 Relationship to Strategic
Planning Framework

Is the planning proposal consistent with the objectives and actions
contained within the applicable regional or subregional Strategy?

Draft Strateqic Regional Land Use Policy

The Department of Planning and Infrastructure released the Draft
Strategic Regional Land Use Policy for the New England and North West
in March 2012.

One of the key issues identified for the New England and North West is
the lack of housing choices and affordability. Narrabri LGA has been
identified as one area in particular having the greatest demand for new
housing. The planning proposal is consistent with the regional strategy,
as it will allow for the consideration of the construction of a residential
dwelling.

Is the planning proposal consistent with the local Council’s
Community Strategic Plan or other local strategic plan?

It is considered that the proposed rezoning is consistent with the
following strategic planning documents:-

Narrabri Shire Growth Management Strateqy 2009

As outlined in this report, Edge Land Planning were engaged by Narrabri
Shire Council to produce a strategy which would ‘provide a future
direction for the settlements and land within the rural areas of the Shire’.
The report provides a strategic direction for the preparation of a draft
comprehensive LEP as well as providing guidance for the future
development pattern of the Shire. The document is endorsed by the
Department of Planning and Infrastructure.

Is the planning proposal consistent with applicable State
Environmental Planning Policies?

The following State Environmental Planning Policies (SEPPs) are
considered by Narrabri Shire Council to be relevant to the subject land:-

e SEPP No. 55 — Remediation of Land

An assessment has been undertaken to determine the level of
consistency the planning proposal has with the relevant State
Environmental Planning Policies (SEPPs). The results of the
assessment are provided below:

SMITH — AMENDMENT TO LOT SIZE MAP Page 22



Table 2: Compliance with State Environmental Planning Policies
SEPP RELEVANCE IMPLICATIONS

SEPP 55 - The object of this Policy is to The planning proposal does
Remediation of provide for a Statewide not have any implications in
Land planning approach to the terms of the application of
remediation of contaminated the provisions of SEPP 55.
land. The subject site is not known

to be contaminated and is
not listed on the Office of
Environment and Heritage's
register of contaminated
sites.
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5.3 Environmental, Social &
Economic Impacts

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

The proposal is unlikely to adversely affect critical habitat, threatened
species, ecological communities or their habitats. The site has little
vegetation due to its usage as a hobby farm and its history of grazing
livestock.

The trees on site are predominantly outside of the proposed building
envelope. Any future development that will potentially impact on the trees
will be subject to a separate application.

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

The subject site is within a Flood Planning Land identified in the NLEP
2012 Flood Planning Map — Sheet FLD_004B and therefore a Flood
Impact Assessment was prepared to accompany this planning proposal.
The Flood Impact Assessment was conducted to ascertain the potential
impacts of flooding on the site and to determine the impact of the site on
the role of the floodway. The full report is shown in Appendix A, however
a summary of the conclusions are as follows:

e The minimum habitable floor levels should be at or above
213.68m AHD as in keeping with Narrabri Shire Council’s
Floodplain Development Strategy.

o Mike 11 modelling of the site has shown the development has little
impact on the flow regime of the local flood ways during a 100 yr
ARI event.

e Mike 11 modelling has shown that the development has
insignificant impact on the flood levels seen in the localised area
during a 100yr ARI event due to the wide expanse of the flood
plain here.

There are no other environmental effects anticipated as part of the
planning proposal.

How has the planning proposal adequately addressed any social
and economic impacts?

There is currently a shortfall of suitable housing options in the region due
to the demand that mining development has placed on housing. The
social and economic impact of the planning proposal is predicted to be

u Consulting Pty Ltd
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on a small scale, however, it is envisaged that the impact will be positive
as it will allow the construction of a residential dwelling. Furthermore, the
planning proposal will allow a more efficient use of existing infrastructure
and services.

5.4 State and Commonwealth
Interests

Is there adequate public infrastructure for the planning proposal?

Investigations show that there will be adequate existing infrastructure to
service the site. The subject site is serviced by electricity, storm water,
telecommunications, sewer services and has access via a sealed road.

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

It is proposed that the issues raised by State and Commonwealth public
authorities will be addressed during the LEP’s public exhibition phase.

SMITH — AMENDMENT TO LQOT SIZE MAP
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6.0 Community
Consultation

In accordance with the NSW Department of Planning’s Guidelines to
Preparing LEPs, upon Gateway Determination adjoining landholders and
any affected community organisation will be formally notified of the
proposal and invited to provide comment.

In accordance with the prevailing Departmental Guidelines and the
provisions of the EP & A Act, the Planning Proposal will also be publicly
notified for the prescribed period via:

e Local Newspapers; and

e Council's website http://www.narrabri.nsw.gov.au/

SMITH — AMENDMENT TO LOT SIZE MAP
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7.0 Project Timeline

In accordance with the NSW Planning & Infrastructure “A Guide fo
Preparing Planning Proposals” a Part 6 Project timeline has been
developed. The proposed project timeline is detailed in the table below:

Table 3: Proposed Project Timeline

PLANNING PROPOSAL COMPONENT PROPOSED TIME PERIOD

Anticipated commencement date (date of Late April 2013
Gateway determination)

Public exhibition period May 2013
Public hearing dates (if required) Late May 2013

Timeframe for consideration of submission June 2013

Timeframe for consideration of a proposal Late June-Early July 2013
post exhibition

Date of submission to the Department to Early July 2013
finalise the LEP

Anticipated date RPA will make the plan (if Late July — Mid August 2013
delegated)

Anticipated date RPA will forward to the Late August2013
department for notification

It should be noted that the above timeframes are estimates only and are
subject to change in accordance with any unforeseen proposal
developments.
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Disclaimer:

This document has been prepared with all due care and attention by professional
environmental practitioners according to accepted practices and techniques. This document is
issued in confidence and is relevant only to the issues pertinent to the subject matter
contained herein. Max Winders & Associates Pty Ltd tas MWA Environmental holds no
responsibility for misapplication or misinterpretation by third parties of the contents of this
document. If this document does not contain an original signature, it is not an authorised
copy. Unauthorised versions should not be relied upon for any purpose by the client,
regulatory agencies or other interested parties.

Where site inspections, testing or fieldwork have taken place, the report is based on the
information made available by the client or their nominees during the visit, visual observations
and any subsequent discussions with regulatory authorities.

The validity and comprehensiveness of supplied information has not been independently
verified and, for the purposes of this report, it is assumed that the information provided to Max
Winders & Associates Pty Ltd tas MWA Environmental is both complete and accurate.
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1.0 INTRODUCTION

1.1 The Brief

This Flood Impact Assessment has been prepared to accompany a
development application to Narrabri Shire Council for development consent for
the proposed development upon Lot 81 DP 2855, Ugoa Road, Narrabri (see
Figure 1).

This current application provides for above ground building works to be carried
out in the south west corner of the plot.

As with much of Narrabri the subject Lot is prone to inundation by floodwaters
in larger precipitation events. This assessment addresses issues referred to in
Clause 10 of the Narrabri Local Environmental Plan No. 2 for the development
of flood prone land as follows:

(1) This clause applies to land subject to inundation by floodwaters
with an average recurrence interval of 1:100 years.

(2) In this clause, land-filling means the depositing of soil or like
material to a depth of more than 225 millimetres above natural
ground surface level.

(3) A person shall not erect a building or carry out a work for any
purpose on flood liable land except with the consent of Council.

(4) In considering an application for development consent in respect
of land fo which this clause applies the Council shall take info
account the following additional matters:

(a) floor height of any building comprised in the proposed
development in relation to known flood levels;

(b) land filling;

(c) drainage;

(d) flood proofing measures;

(e) access.

1.2 Existing Site and Hydrology

Lot 81 on Ugoa Road Narrabri is has an area of approximately five hectares
(see Figure 2). The lot it predominantly open grassland, with a line of trees
following the zoning line to the south west corner of the lot. A natural drainage
channel bisects the lot running from the south east corner of the lot to the
western boundary where the channel continues into the adjoining property. In
small precipitation events the channel is fed from, runoff from the Lot which all
drains to the channel, and pipe culverts under Ugoa Road, which allow flows
from the fields on the opposite side of the road to be conveyed to the channel.
Surveying carried out by Gleeson Surveying show that ground levels of the
channel rise to approximately 211.2m AHD in both south west and north east
corners of the lot and the channel floor drops from approximately 210.15m

Narrabri — Lot 81 Ugoa Road 11-130 ~1~ 06/06/2012
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1.3

AHD in the south eastern corner to 209.8m AHD on the western boundary (see
Figure 3).

The channel acts as an overland flood flow path or ‘flood runner’. In larger
events flood levels rise throughout the township of Narrabri and the channel
conveys floodwater through the Lot to the Namoi River. The flood levels rise
over the height of Ugoa Road, filling the channel until it is overtopped,
inundating much of the lot, along with many of the neighbouring lots.

Proposed Development

The area proposed for development is located on higher ground to the south
west corner of the site as shown in the building envelope in Figure 3 and
covers approximately 0.26 hectares of land. The development will consist of
residential buildings. The building envelope shown in Figure 3 is located ten
metres from its eastern boundary with the adjoining property, ten metres from
the Lots southern boundary with Ugoa Road and ten metres from the rural
floodway zone line indicated to the north west of the envelope. The
topography of the land in the building envelope varies between 210.7m AHD
and 211.2m AHD. Access to the development will be via Ugoa Road. The
habitable floor levels will be raised to a height 500mm above the 100 year flood
event as in keeping with Narrabri Shire Councils building and planning
regulations.

‘Section 117 Direction 4.3 Flood Planning Land requires consistency with the principles
of the Floodplain Development Manual (FDM) 2005, The FDM 2005 requires a flood
planning level of 1% AEP plus 500mm freeboard (which is also adopted under the draft
comprehensive LEP).”

Figure 4 shows the extent of Council’s Rural Floodway (1d) Zone in which
further development would not normally be approved. The zoning boundary
cuts across Lot 81 leaving a considerable part of the Lot within the Rural
Floodway (1d). A small area of higher elevated land to the south west of the
Lot, is not within this zone, although the zone boundary currently extends far
enough to encompass some of the proposed building envelope area.

The survey from Gleeson Surveying shows the contours across this part of the
site in more detail (see Figure 3). Here the contours (which zones boundaries
are based upon) could be used to provide argument that, the Rural Floodway
(1d) zone does not extend so far into the south west corner of the site, that the
elevated land incorporates the area in which the building envelope lays, and
that the area of the proposed development site could be rezoned. Gleeson
Surveying has marked up the zone boundary line they deem appropriate based
on their survey of the site (see Figure 3). This potential rezoning requires
discussion and agreement with Council.

Narrabri — Lot 81 Ugoa Road 11-130 ~2~ 06/06/2012
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2.0 FLOOD IMPACT ASSESSMENT

2.1 The Nature of Flooding in Narrabri

There have been a humber of flood studies carried out in Narrabri in the past, with a
view to finding appropriate flood risk mitigation options, and to ensuring that future
works and new development within the town and surrounding floodplains do not
increase those risks or preclude the implementation of potential flood mitigation
options.

In general terms, the Namoi River flows in a NW direction through Narrabri as several
braided channels flowing over a wide floodplain which, in turn, contains overland flood
flow paths or "flood runners” which carry significant break out flood flows through, and
around, the outskirts of Narrabri.

Attached as Figure 5, is a copy of an aerial photograph of the July 1998 flood event.
This was a major flood event, and the photograph shows the site bisected by the
channel which feeds into another “flood runner” before discharging into the floodwaters
of Namoi River.

The Narrabri Creek floodways carry significantly higher flood flows than the Namoi
River and the floodwater levels in the former are higher than in the latter. However,
the inundated area is more than 5 km wide during major floods and the overland flow
paths are quite dependent upon where the main streams break out into the
floodplain.

2.2 Previous Flood Modelling

Council's current policies have been based upon the recommendations reached in a
2002 report based upon floodplain modelling carried out during 1999 by Max Winders
& Associates.

In 2011 further work was carried out on floodplain modelling in Narrabri for the
development of the MAC site by Max Winders and Associates (2011). The original
Mike 11 models used were upgraded to better represent some of the overland flow
paths through the Narrabri floodplain.

The Narrabri MIKE-11 model upgrade was accomplished by extending the original
model network for several kilometres upstream and substantially revising its overland
flow network and cross sections in that area. This was carried out using the most
recent topographic data, extracted from the NSW Government’s digital elevation
model for the region.

The upgrade was undertaken by DHI Water & Environment Pty.Ltd., the Australian
distributors of the MIKE-11 software. The upgraded model was built on the most
recent version of the MIKE-11 software, whereas the 1999 model was based upon a
much earlier version which did not possess many of the features of the later version
of the software.

The upgraded model provides a better representation of the overland flow network
observed during the 1998 flood. Figure 6 shows the updated Narrabri Mike 11 model
and its branches. The original computer modelling carried out by MWA, generated
overland flows under the estimated Q100 conditions represented schematically in

Narrabri — Lot 81 Ugoa Road 11-130 3l 06/06/2012
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3.0 CONCLUSIONS

1.

The subject site is located such that the currently indicated 1% AEP or Q100
flood level of 213.18 m AHD makes the site subject to Clause 10 of Council’s
Local Environmental Plan No.2.

Narrabri Shire Council’'s zoning map shows that the proposed building
envelope currently sits party in the Rural Floodway 1(d) Zone and 6(a) Open
Space — Existing Recreation.

Gleeson Surveying provide the argument that the Rural Floodway Zone does
not extend so far into the south west corner of the site as shown in the zoning
map, based on contours from their survey of the site, and have marked the
zone boundary they deem appropriate. This potential change in the Floodway
Zone boundary requires consultation with Council.

The Mike 11 model upgrade made no significant change to the design flood
levels originally adopted, in the vicinity of this site.

If 213.18 m AHD is adopted as the 1% AEP design flood level, then minimum
habitable floor levels should be at least 500mm higher, i.e. at or above 213.68
m AHD, as in keeping with Narrabri Council’s flood plain development
strategy.

Mike 11 modelling of the site has shown the development has little impact on
the flow regime of the local flood ways during a 100 yr ARI event. By
maintaining the flood flow patterns in the floodplains, there should be little
significant impact upon overland flows within the identifiable sphere of
influence of the development and it could proceed without compromising any
of Council’s floodplain development options.

Mike 11 modelling has shown that the development has insignificant impact
on the flood levels seen in the localised area during a 100 yr ARI event, due
to the wide expanse of the flood plain here. The development itself will only
take up a minimal amount of flood plain storage. The modelled increases in
peak 100 yr ARI flood levels have been determined to be no greater than 1
cm, less than the 5 cm of afflux adopted by Council as a criterion for impacts
from floodplain development.

Because the floodplain flows are also relatively unchanged, there should be
no real impact upon peak flood levels in flood sensitive areas.

Narrabri — Lot 81 Ugoa Road 11-130 ~6~ 06/06/2012



MWA Environmental
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Site Boundary

Aerial - Google Earth Pro, 2006.
Aerigl is not orthorectified, averlays are best fit.

NARRABRI

Flood Impact Assessment
Lot 81 Ugoa Street, Narrabri NSW.
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NARRABRISHIRE COUNCIL JULY 20i2 ORDINARY MINUTES

11 GENERAL MANAGER’S REPORT

11.1.1 GENERAL MANAGER'S REPORT

SUBJECT: ECONOMIC DEVELOPMENT JULY UPDATE

536/2012 RESOLVED on the motion moved by Counciltor Kelly/Buckman that Council receive
and note the July update from the Economic Development Section.

Cr Clements arrived at the meeting at 10:19AM

11,1,2 GENERAL MANAGER’S REPORT

SUBJECT: HUMAN RESOURCES UPDATE

537/2012 RESOLVED on the motion moved by Councillor Kelly/Buckman that the Council
receive and note the information on activities within the Human Resources Section of Council.

MOTION
Motion moved by Councillor O’Regan/Lowder that item 11.1.1 be resubmitted.

THE MOTION WAS PUT TO COUNCIL AND DECLARED CARRIED
538/2012 RESOLVED on the motion moved by Councillor O’Regan/Lowder that item 11.1.1 be

resubmitted.

11.1.3 GENERAL MANAGER’S REPORT

SUBJECT: LEP AMENDMENT - UGOA STREET, NARRABRI

539/2012 RESOLVED on the motion moved by Councillor Bolton/Clements that Council resolve
to forward the Planning Proposal (prepared by Mitchell Hanlon Consultatts Pty Ltd in relation to
Lot 81 Deposited Plan 2855) to the Minister of Planning in accordance with Section 56 of the
Environmental Planning and Assessment Act 1979; and

That Council seek the comment of the Office of Environment and heritage (Flood Plain Control
Unit) in relation to the proposal if a gateway determination is granted by the Department of
Planning,

CR BATES ARRIVED AT THE MEETING AT 10:24AM
CR CLEMENTS LEFT THE MEETING AT 10:27AM

CR CLEMENTS RETURNED TO THE MEETING AT 10:28AM

THIS IS PAGE 6 OF THE MINUTES OF THE ORDINARY MEETING OF COUNCIL THAT WASIIELD IN THE
NARRABRI SHIRE COUNCIL CHAMBERS ON TUESDAY 17™ JuLY, 2012,

GENERAL MANAGER MAYOR
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11.1.3 GENERAL MANAGER’S REPORT

SUBJECT: LEP AMENDMENT - UGOA STREET, NARRABRI
Author: Manager Planning and Development Services
Conflict of Interest: The author has no reportable conflict of interest in the matter.

RECOMMENDATION: For Councils determination.

Introduction

Council is in receipt of a planning proposal to rezone Lot 81 Deposited Plan 2855, known as Ugoa
Street, Narrabzi, from Zone part 1(d) Floodway and 6(a) open spaces to part 1(d) floodway and 2(a)
residential in the Narrabri Local Environmental Plan No 2 (the LEP),

The proposal has been received by Mitchell Hanlon Consulting on behalf of Jocelyn Ann Smith
and the key outcome sought is to permit the construction of a dwelling house within the current
6(a) Open Space portion of the allotment. The current zoning does not permit

Proposed Development

The application seeks to rezone the land from part 1(d) Floodway and 6(a) open spaces to part 1(d)
floodway and 2(a) residential, under the Narrabri Local Environmental Plan Number 2 or the
equivalent zone being R1 and RU1 under the NSW Standard LEP Template, The purpose of the
LEP amendment is to allow the construction of a dwelling house on the subject site,

An amendment to a LEP can be initiated by either the Council for the local government area to
which the LEP is to apply, or, the Minister of Planning. If Council initiated the LEP, they are
considered the “relevant planning authority” (RPA) for the carrying out of the process.

The initial step in creating a new LEP is the preparation of a planning proposal. A planning
proposal is a document that explains the intended effect of the proposed LEP and the justification
for making it. The planning policy must meet the requirements set down in Section 55(2) of the
Environmental Planning and Assessment Act 1979,

(2) The planning proposal is to include the following:

(a) a stafement of the objectives or infended outcomes of the proposed
insfriment,

()] an explanation of the provisions that are o be included in the proposed
instrument,

© the justification for those objectives, oufcomes and provisions and the
process for (thelr implementation (including whether the proposed
instrument will comply with relevant directions under section 117),

(d} if maps are to be adopted by the proposed insirument, such as maps for
proposed land use zones; heritage areas; flood prone land—a version of
the maps containing sufficient detail to indicate the substantive effect of the
proposed insiriment,

GENERAL MANAGER’S REPORT PRESENTED TQO THE ORDINARY MEETING OF COUNCIL THAT WAS HELD IN
THE NARRABRI SHIRE COUNCIL CHAMBERS, 46-48 MAITLAND STREET, NARRABRI, ON TUESDAY, 17™ JULY
2012,

GENERAL MANAGER MAYOR
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@ details of the communily consultation that is lo be undertaken before
consideration is given to the making of the proposed instrument.

The planning proposal can be prepared by the RPA, or by a proponent for the proposed LEP. In
either event, the RPA is ultimately responsible for the planning proposal and must be satisfied with
it such that it is prepared to forward it to the Minister for the next step in the process, being the
gateway determination, In this instance the planning proposal has been prepared by the proponent.

Description of Site and Surrounds

The subject site is located upon Lot 81 Ugoa Street, Narrabri. The subject land occupies an arca of
approximately 9.65 Hectares and has been shown in the GIS map below in the hatched area. The
atea to the South Western corner of the allotment is fhe arca that is proposed to be rezoned to 2¢a)
Residential or R1 under the draft Narrabri Local Environmental Plan 2012.

The proposed zone is compatible with the land use to the east being low density residential
development. There is small scale agricultural practices to the Noith of the allotment and rural
residential style development to the West, The Narrabri Lake precinct occupies the area to the
South of the aflotment. The allotment has a depression extending from the South Eastern to the
North Western corner of the allotment which enables passage of flood runners.

The land, from a review of Council records is serviced by sewer and water infrastructure and
access to the allotment is by way of a sealed road from Ugoa Street Narrabi,

The land is generally sloping towards the South Western corner of the allotment and is subject to
flood inundation in times of prolonged rainfall events.

GENERAL MANAGER’S REPORT PRESENTED TO THE ORDINARY MEETING OF COUNCIL THAT WAS HELD IN
TIIE NARRABRT SHIRE COUNCIL CHAMBERS, 46-48 MAITLAND STREET, NARRABRI, ON TUESDAY, 17™ JULY
2012.

GENERAL MANAGER MAYOR
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WL &L

Map 1.0 indicates the location af the proposed re-zoning application,
Applicant’s Justification of the Proposal

The applicant has provided a submission in support of the proposal. In summary the applicant’s
justification for the rezoning is:

s To enable the provision of a dwelling house on the allotment.

« The planning proposal will not reduce the amount of available public recreation land as the
allotment is in private ownership.

o The proposed rezoning will enable additional housing stock on a portion of currently under
utilised land.

e A hydraulic report prepared by Max Winders concludes that there will be no additional
impacts on flood plain behaviour or flood plain storage when considered in relation to the
catrent flood plain models for the whole of Narrabri.

o If the land is rezoned to residential, the construction of the dwelling will be subject to
Council’s norinal statutory development assessment controls and also Minimum Floor
Levels in accordance with the interim flood development control plan.

o Access and egress to the allotment would need to be established at the development
application stage should the site be subject to flood inundation.

GENERAL MANAGER’S REPORT PRESENTED TO THE ORDINARY MEETING OF COUNCIL THAT WAS HELD IN
THE NARRABRRI SHIRE COUNCIL CHAMBERS, 46-48 MAITLAND STREET, NARRABRI, ON TUESDAY, 17™ JULY
2012,

GENERAL MANAGER MAYOR
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Department of Planning Circulars

Planning Circular PS06-005 Local Envirenmental Plan Review Panel explains the role of the LEP
Review Panel established by the Department of Planning, Spot re-zonings are referred to in the
circular as follows:

o Councils are requested io avoid, where possible, resolving fo prepare spot re-
zonings and other amendments (o existing plans., A compelling reason must be
provided demoustrafting the need to prepare such a plan. Spot rezoning LEPs
should be comprehensively justified.

o In particular, the proposed plan must be considered in the confext of State and
regional policy direction, as well as the site context in terms of compatibility with
neighbouring uses and the potential fo create an undesirable precedent in terms of
other rezoning requests,

No compelling reasons have been provided within the spot rezone repoit prepared by Mitchell
Hanlon Consulting, 1t is noted that the site is proposed to be rezoned to RUI under the draft LEP
and further the minimum allotment size would be 40 hectares which would prohibit the
construction of a dwelling house. The owner of the land has submitted this application in order to
have the merits of the proposal considered separately to the comprehensive Local Environmental
Plan process.

Standard LEP Template Conversion

The Narrabri Shire Growth Management Strategy identifies the land use zones proposed to be
applied to the Narrabri township, Provided that the recommendations in the Strategy are adopted,
the subject Jand would be rezoned toe RU1 Primary Production in the new LEP.

Councillors would need to consider any likely precedent that the application may present as a result
of resolving to adopt the proposal and forward the matter to the Department of Planning for
consideration and gateway determination.

Conclusion
The proposal will;

¢ Seck arezone of a portion of currently underntilised land fromn 6(2) existing recreation and
1(d) floodway to 2(a) Residential under the Narrabri Local Environmental Plan Number 2,
If the land was rezoned to 2(a) Residential it is likely that under a revised comprehensive
Local Environmental Plan the land would be partly zoned RU1 Primary Production and
also R1 Residential;

o If the rezone proposal is adopted and gazetted, enable with development consent of
Council, a dwelling house to be constructed upon the land.

GENERAL MANAGER’S REPORT PRESENTED TO TIFE ORDINARY MEETING OF COUNCIL THAT WAS HELD IN
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¢ Likely create a precedent with respect to rezoning flood ways to residential which has
generally been discouraged by Council due to problems associated with reduction in
floodplain storage and behaviour and further potentially endangering life and property in
velocity flow areas;

e Provide additional land for housing stock, particularly with respect to land that is
underutilised.

The application is supported by a flood study which identifies that that land could be considered for
residential purposes without significant impacts on the floodplain,

If the proposal was adopted Council should seek the comments of the Office of Environment and
Heritage (Floodplain control unit} Tamworth,

The options available to Council are;
Option 1; That the Council resolve to forward the Planning Proposal (prepared by Miichell
Hanlon Consultants Pty Ltd in relation fo Lot 81 Deposited Plan 2855) to the Minister of
Planning in accordance with Section 56 of the Environmental Planning and Assessment Act
1979; and
That Council seek the comment of the Office of Environment and heritage (Flood Plain
Control Unit) in relation to the proposal if a gateway determination is granted by the
Department of Planning. O
Option 2; That the Council refuse the application on the basis that the development does not
provide adequate justification for the rezoning of the land fo residential and may create a
likely precedent for future spot rezoning proposals of this nature.

It is therefore requested that Councii determine how it wishes to proceed.

Attachments
e A copy of the Planning Proposal to amend Narrabri Local Environmental Plan No 2,

prepared by Mitchell Hanlon Consulting Tamworth can be provided to Councillors upon
request,

Financial Implications

There are no expected financial implications for Council relating to this decision. An application

for rezone is cwirently $6,800 in accordance with the 2011/2012 management plan in which the

application was lodged.

Statutfory/Legal Implications

The Planning Proposal is prepared in accordance with the provisions of the Environmental
Planning and Assessment Act 1979,

The Planning Proposal intends to amend the Narrabri Local Environmental Plan No. 2.

Environmental Implications

GENERAL MANAGER’S REPORT PRESENTED TO THE ORDINARY MEETING OF COUNCIL THAT WAS HELD IN
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There is no adverse environmental impact identified as a result of the rezoning of the land. Any
environmental impacts associated with future development will be subject to a full Section 79(c)
Assessment under the Envirommental Planning and Assessment Act 1979,

Management Plan/Strategic Plan

There are no expected implications in this regard,

GENERAL MANAGER’S REPORT PRESENTED TO THE ORDINARY MEETING OF COUNCIL 'THAT WAS HELD IN
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‘%L’VG Planning &

ﬂm Infrastructure

Contact: Gina Davls

Phone: 02 6701 9687

Fax: 02 6701 9690

Emall:  glna.davis@planning.nsw.gov.au

Mr Pat White

The General Manager Your ref: NAW:MR31072012
Narrabri Shire Counall Fite: 12113749

PO Box 261

Narrabri NSW 2390

31 August 2012

Aftention: Mr Nick Wilton

Dear Mr White

Subject: Lot 81, DP 2855, Ugoa St, Narrabri Planning Proposal

I refer to Council's Planning Proposal detailed above and recelved In this office 24 August 2012,

The Planning Proposal (PP) was referred to us for preliminary comment on 22 May 2012 with
an email response dated 30 May 2012 indicating several issues that would require additional
information to enable a full and proper consideration. An adequacy test of the formally

submilted PP however indicatss the following issues stlll require addressing in greater detail;

¢ The cover letter to the PP states that the purpose of the PP is to seek a rezoning to
permit with consent a motel development. The PP proposal itself however states that
the Intent of the PP is to seek rezoning to allow for a dwelling. The frue intended
purpose of the PP needs to be clarified:

* A consideration of how the PP relates to draft Narrabri LEP 2012 as well as Narrabri
LEP No 2. As the planning proposal has now been submitted following the formal
submission of the draft LEP under s68 of the Act, the PP must address the proposed
provisions for the land under the new planning instrument:

o The PP incorrectly states that it only intends to rezone that part of the subject land that is
zoned 6(a). The figures referred to in the PP however clearly show that the area to be
rezoned and the Intended building envelope encompasses both 6(a) and 1(d) zoned
land. In this respect 8117 direction 1.2 Rural zones applies. As the Narrabri Growth
Management Strategy does not endorse the rezoning of the subject land, the PP must
illustrate that the provisions of this dlrection are of minor significance: and

» Section 117 Direction 6.2 Reserving Land for Public Purposes does apply to the PP
despite the fact that the land Is in private ownership. The PP must state that this
direction applies and illustrate that even though the land Is zoned for a public purpose;
the provisions of the draft LEP that are inconsistent are of minor significance.

As the Narrabri Growth Management Strategy recommends that the subject land be retained as
rural but that dwellings could be considered subject to a flood assessment, it may be
appropriate for Council to consider resubmitting the PP once the new draft LEP has been made.

Northern Reglon, Tamworth Office, 165-157 Marius St, Tamworth, PO Box 560, Tamworth, NSW, 2340Phone (02) 67019689
Fax (02) 6701 9690 Wabsite planning.nsw.gov.au




If a PP were to be submitted under Narrabri LEP 2012 (once made), the subject land could
remaln &s rural, but an amendmerit sought to the LSZ map to allow for a dwelling.

Should you wish to discuss this matter further, please do not hesitate to eontact me on (02)
67019687,

Yours sincerely

o,

Gina Davis
Senlor Planner Northern Regton
Tamworth Office
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Mitchel Hanlon
Consulting Pty Ltd

/.

12 September 2012

Our Ref: 12028

The General Manager
Narrabri Shire Council
PO Box 261

Narrabri NSW 2390

Attention: Nick Wilton

Dear Nick,

RE: Proposed Rezoning
Client: Jocelyn Anne Smith
Location:  Ugoa Street, Narrabri
Land: Lot 81, DP 2855

Further to your emalil to Matthew Hollis of this Office dated 3" September 2012, the
following information is provided to address the Department of Planning and
Infrastructures’ letter dated 31* August 2012 (Ref:12/13749):

1. Planning proposals relationship to draft Narrabri LEP 2012

The draft Narrabri LEP 2012 (LEP 2012) shows Lot 81 is proposed to be zoned RU 1
— Primary Production.

Under the planning proposal submitted to Council on 8 June 2012, the subject land
would be zoned part RU 1 — Primary Production and part R1 — General Residential 5 |
under draft LEP 2012,

The objectives of the RU 1 — Primary production zone are as follows:

* To encourage sustainable primary industry production by maintaining & /
and enhancing the natural resource base. 'é‘ £

* To encourage diversity in primary industry enterprises and systems &
appropriate for the area. \" '

* To minimise fragmentation and alienation of resource lands.
* To minimise conflicts between land uses within this zone
and land uses within adjoining zones.

J:\2012112028 Glesson Suiveying - Re-2onlng\Correspondence\12028 - 5.9.12 - Leller to NSC addressing DPI request doc
Version 1:00
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Mitchel Hanlon
A‘ Consulting Pty Ltd
REZONING - LOT 81, DP 2855 UGOA ST, NARRABRI
Jocelyn Anne Smith

» To allow for non-agricultural land uses that will not restrict the use of other land in
the locality for agricultural purposes.

The proposed rezoning achieves these objectives by:

» Allowing part of the subject land to be used for non-agricultural purposes
(residential dwelling) without restricting the use of other land in the locality for
agricultural purposes.

Lot 81 is approximately Sha in area. The proposed rezoning identifies an area of
approximately 4.4ha to be retained as RU1 — Primary Production and 5700m? for
R1 — General Residential under draft LEP 2012. It is considered that the 5700m?
R1 area will have minimal impact on any existing or proposed agricultural
purposes.

» |dentifying a building envelope to ensure that any proposed residential
development is retained within an appropriate envelope which will assist in the
prevention of any impacts on existing or proposed agricultural purposes. The
building envelope has been identified by Gleeson Surveying as being within the
level high ground on the subject land.

* The surrounding tand uses, included the neighbouring property contain rural type
uses and residential dwellings. Land adjoining to the east is proposed to be
zoned “R1 — General Residential’ under draft LEP 2012 which has the same
physical attributes as the subject site. It is considered that the planning proposal
is consistent and compatible with the surrounding land uses.

The objectives of the R1 — General Residential zone are as follows:
* To provide for the housing needs of the community.
* To provide for a variety of housing types and densities.

» To enable other land uses that provide facilities or services to meet the day to
day needs of residents.

The proposed rezoning achieves these objectives by:

* Enabling a residential dwelling to be constructed on a portion of currently under
utilised land.

* A building envelope has been identified within the R1 zoned land to assist with
the retention of the rural setting and ensure that any residential dwelling is
constructed on the most suitable land. As outlined above this will ensure there is
minimal impact on any existing and surrounding land uses, particularly within the
RU1 zoned land.

The following information should also be noted when considering the proposal:

MBH J:12012112028 Gleeson Surveying - Re-zoning\Correspondence\12028 - 5.9.12 - Leller to NSC addressing DPI request doc
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l‘ Consulting Pty Ltd

REZONING - LOT 81, DP 2855 UGOA ST, NARRABRI
Jocelyn Anne Smith

» As the planning proposal report identifies, the zone line shown on the LEP No. 2
zoning map does not follow any contour lines and is thought to only be indicative
of the boundary of the two zonings. Council Officer's have been unable to assist
with identifying why the 6 (a) Open Space (existing recreation) zone was put in
place over the subject land. It is noted that LEP 2012 does not show any
equivalent “recreation” zone over the subject land. It therefore can be concluded
that the south-western corner of Lot 81 (and the area previously identified to the
west of Lot 81 as 6 (a) zone) is no longer required for this purpose.

» The proposed rezoning is considered to be compatible and an appropriate
integration with the surrounding land uses.

* The land to the west contains existing low density residential development. See
attached aerial photograph showing surrounding residential development. It is
understood that this development exists due to that land (being part of Lot 80,
DP 2855) having an additional use allowing for the erection of a dwelling under
Schedule 3 — Development of Certain Additional Purposes of LEP No.2. It is
interesting to note that this additional purpose has not been carried over into
draft LEP 2012.

*» |tis noted that Clause 7.6 Flood Planning of draft LEP 2012 applies to the subject
site. In this regard, as outlined in the Flood Impact Assessment accompanying
the planning proposal there will be no additional impacts on flood plain behaviour
or flood plain storage. Council's development requirements will be met including
Minimum Floor Levels as part of any development application on the land.

Given the timing of this proposal and draft LEP 2012, Council may like to give
consideration to rezoning the entire land (including the land subject to this planning
proposal) shown as “6(a) Open Space” on LEP No. 2 to “R1 — General Residential’.
This would ensure consistent planning requirements are applied across this precinct
and address any concerns of precedent being set by this proposal.

2. Land to be rezoned

The planning proposal intends to rezone Lot 81, DP 2855 from part "6 (a) Open Space
(existing recreation)” and part “1 (d) Rural (floodway)” to part “2 (a) Residential” and part
“1 (d) Rural (floodway)" under the Narrabri LEP No. 2. See attached plan.

Under draft LEP 2012 the planning proposal intends to rezone Lot 81, DP 2855 from “RU
1 —~ Primary Production” to part “RU 1 — Primary Production” and part “R1 — General
Residential”. See attached plan.

As outlined on page 19 and 20 of the planning proposal - s117 direction 1.2 Rural Zones,
whilst the planning proposal is inconsistent with this direction, the inconsistency is
considered to be of minor significance for the following reasons:

MBH JA2012112028 Gleeson Surveying - Re-zoning\Correspondence\12028 - 5.9.12 - Lelter lo NSC addressing DPI requestdoc
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Mitchel Hanlon
‘ Consulting Pty Ltd
REZONING - LOT 81, DP 2855 UGOA ST, NARRABRI
Jocelyn Anne Smith

» The proposed rezoning intends to encroach into the existing “Rural” zone
approximately 60m. The proposed new boundary is based on a survey undertaken by
Gleeson Surveying and accompanied by a Flood Impact Assessment prepared by
MWA Environmental.

It is argued that the existing “1 (d) Rural (floodway)” boundary should not extend so
far into the south west corner of Lot 81. This is based on a detailed survey of the site
including contours and the Flood Impact Assessment.

As shown in the Flood Impact Assessment, any proposed residential development
(resulting from the proposed boundary adjustment and rezoning) has little impact on
the flow regime for the local flood ways during a 100yr ARI event. The Assessment
also shows that any proposed residential development (resulting from the proposed
boundary adjustment and rezoning) has insignificant impact on the flood levels seen
in the localised area during a 100yr ARI event.

= A building envelope has been identified on the proposed “Residential” land to ensure
that the "Rural” land to the north will not be impacted upon by the proposed rezoning.

» The proposed rezoning intends to retain approximately 4.4ha of "Rural” land, whilst
rezoning approximately 5700m? of under utilised and inappropriately zoned land.

» Due to the existing contour bank on the subject land, the area to be rezoned to
“Residential” is not used for higher agricultural purposes. It is therefore considered
that the proposed rezoning will not have an impact on the agricultural use and viability
of the land.

3. Public purpose reservation

As outlined on page 47 and 48 of the planning proposal s117 direction 6.2 Reserving
Land for Public Purpose, whilst the planning proposal is inconsistent with this direction,
the inconsistency is considered to be of minor significance for the following reasons:

* The area zoned as “6 (a) Open Space (existing recreation)” under Narrabri LEP No. 2
is not currently, nor has it previously been used for any recreation purposes.

* |t is unknown why part of the subject site was zoned “6 (a) Open Space (existing
recreation)” originally.

» Narrabri Council has not identified the subject site for any future public purpose.

* The draft LEP 2012 does not show any equivalent public or private recreation zoning
over Lot 81 or the adjoining properties. This indicates that the subject site (and the
adjoining properties) is no longer required for this use.

| trust the above information is sufficient to allow for a positive consideration of the
proposal.

MBH J:12012112028 Gleeson Surveying - Re-zoning\Correspondencel12028 - 6.9.12 - Leller to NSC addressing DPI tequest doc
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‘ ‘ Consulting Pty Ltd
REZONING - LOT 81, DP 2855 UGOA ST, NARRABRI
Jocelyn Anne Smith

Please do not hesitate to contact myself or Matthew Hollis of this office if you wish to
discuss the proposal.

Yours faithfully

e
o

ocelyn Uliman
enior Planner

MITCHEL HANLON CONSULTING PTY LTD

Encl.
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Mitchel Hanlon
Consulting Pty Ltd

/v

25" February 2013

Our Ref: 12028

The General Manager
Narrabri Shire Council
PO Box 261

NARRABRI NSW 2390

Attention: Nick Wilton

Dear Nick,

RE: Proposed Rezoning
Client: Jocelyn Anne Smith
Location: Ugoa Street, Narrabri
Land: Lot 81, DP 2855

| refer to our previous correspondence dated 12 September 2012 and the Planning
Proposal considered by Council at its Ordinary Meeting of the 17 July 2012 regarding the
above property.

Following correspondence (dated 31 August 2012) from the Department of Planning and
Infrastructure (DPI) and discussions between our client, Jocelyn Ullman from our office
and Gina Davis at the DPI the attached Planning Proposal is re-lodged with Council for
consideration.

As you are aware DPI| suggested that the Planning Proposal be resubmitted following
the gazettal of the Narrabri Local Environmental Plan 2012 (NLEP 2012).

The objective of the Planning Proposal is to amend the NLEP 2012 “Lot Size Map —
Sheet LSZ_004B” from “AB2” to “Z” for Lot Lot 81 in DP 2855 located at Ugoa Street,
Narrabri which is in keeping with the DPI's correspondence.

It is requested that the fees for re-lodging this Proposal be waved as our client
has already paid Council a substantial fee previously without a final outcome
due to the release of the draft NLEP 2012.

We look forward to the enclosed Proposal being positively considered by
Council.

Please do not hesitate to contact myself if you wish to discuss the

$§
proposal. é:“
&
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Mitchel Hanlon
‘ Consulting Pty Ltd
Rezoning — Lot 81, DP 2855 Ugoa Street, Narrabri
Jocelyn Anne Smith

Yours faithfully,

Jocelyn Ullman
Senior Planner
MITCHEL HANLON CONSULTING PTY LTD

Encl.

- Three copies of Planning Proposal

MBH J:2012112028 Gleeson Surveying - Re-zoningiCorrespondencel1 2028 - 25-2-13 - Letter to NSC relodging rezening.doc
Page 2 25 February 2013



Appendix F Department of Planning
and Infrastructure Letter

21% March 2013

Mitchel Hanlon SMITH — AMENDMENT TO LOT SIZE MAP
‘ Consulting Pty Ltd




_ b“
k|
NSW Planning &

GOVERNMENT InfraStrUCtUﬂ Contact: Gina Davis

Phone: 026701 9687
Fax: 02 6701 9690
Email: gina.davis@planning.nsw.gov.au

Mr Pat White Our ref:
General Manager Your ref:
Narrabri Shire Council File:
PO Box 261

Narrabri NSW 2390
21 March 2013

Att: Mr Nick Wilton

Dear Mr White

Subject: Planning Proposals — Planning Proposal - Lot 81 DP 2855, Ugoa St, Narrabri

| refer to your email dated 15 March 2013 regarding the submission for preliminary comment of
an amended Planning Proposal (PP) for Lot 81 DP 2855, Ugoa St, Narrabri. The information
provided has been assessed for adequacy and in regards to previous advice provided to
Council on the PP. The Departments updated document ‘A guide to preparing planning
proposals’ (a copy is attached) now sets out the format in which a PP must be submitted. This
new format includes the following parts;

Part 1 — A statement of the objectives and intended outcomes. The PP has satisfied the
requirements for this part.

Part 2 — An explanation of the provisions that are fo be included in the proposed instrument.
The PP has satisfied the requirements for this part.

Part 3 — The justification for the objectives and outcomes. The PP has satisfied the
requirements for this part.

Part 4 — Maps to identify the intent of the PP and the area to which it applies. Whilst the
formatting of the maps is adequate, a proposed lot size of 2ha is not supported as it would
contravene the recommendations of Council’s Growth Management Strategy which
recommends that only a single dwelling be permitted with consent on lots within this area. A
minimum lot size of 3ha is therefore recommended for the subject lot.

Part 5 — Details of the communily consultation. The PP has satisfied the requirements of this
part.

Part 6 — A project timeline to detail the anticipated timeline for the plan making process. Part 6
forms a new component of the PP and more detail can be found by reference to page 18 of the
attached document. The preliminary PP has not included a project timeline.

It is noted that Council has not formally accepted the Department’s issue of plan making powers
under section 23 of the Act. Whilst Council is still able to accept these delegations, a request to
do so should be supported by a resolution of Council. Until such time as the Department is
notified of Council’s intentions regarding the issue of delegations, the Gateway will be
processed in the traditional manner without delegations. The enclosed Planning Circular PS
12-006 provides more detail in regards to how the issue of delegations to Council affects the
Gateway process.

Tamworth Regional Office 155-157 Marius St, Tamworth NSW 2340 PO Box 550, Tamworth NSW 2340 Phone 02 6701
9689 Fax 02 6701 9690 Website planning.nsw.gov.au



Whilst Council’s original resolution to support the PP appears to meet the requirements to
obtain a Gateway Determination, Council must also be fully satisfied that the original intent of
the application that was supported at its meeting on 17 July 2012 is in keeping with the intent of
the new proposal.

Once the above amendments have been made to the PP, the Department will be in a position to
formally accept the submission of the PP for a Gateway Determination.

Please don't hesitate to call if you require further information in regards to any of the above.

Yours sincerely

(@douso

Gina Davis
Senior Planner
Northern Region — Tamworth Office

encl: ‘A guide to preparing planning proposals’
Planning Circular PS12-006 ‘Delegations and independent reviews of plan-making
decisions’



