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DISCLAIMERS - IMPORTANT NOTE

Apart from fair dealing for the purposes of private study, research, criticism, or review as permitted under the Copyright Act, no part of
this report, its attachments or appendices may be reproduced by any process without the written consent of RPS Australia East Pty Ltd.
All enquiries should be directed to RPS Australia East Pty Ltd.

We have prepared this report for the sole purposes of Mary Camilleri (“Client”) for the specific purpose of a Planning Proposal for the
rezoning of 165-185 River Road, Tahmoor (“Purpose”). This report is strictly limited to the Purpose and the facts and matters stated in it
and does not apply directly or indirectly and will not be used for any other application, purpose, use or matter.

In preparing this report we have made certain assumptions. We have assumed that all information and documents provided to us by the
Client or as a result of a specific request or enquiry were complete, accurate and up-to-date. Where we have obtained information from
a government register or database, we have assumed that the information is accurate. Where an assumption has been made, we have
not made any independent investigations with respect to the matters the subject of that assumption. We are not aware of any reason
why any of the assumptions are incorrect.

This report is presented without the assumption of a duty of care to any other person (other than the Client) (“Third Party”). The report
may not contain sufficient information for the purposes of a Third Party or for other uses. Without the prior written consent of RPS
Australia East Pty Ltd:

a) this report may not be relied on by a Third Party; and

b) RPS Australia East Pty Ltd will not be liable to a Third Party for any loss, damage, liability or claim arising out of or incidental to
a Third Party publishing, using or relying on the facts, content, opinions or subject matter contained in this report.

If a Third Party uses or relies on the facts, content, opinions or subject matter contained in this report with or without the
consent of RPS Australia East Pty Ltd, RPS Australia East Pty Ltd disclaims all risk and the Third Party assumes all risk and
releases and indemnifies and agrees to keep indemnified RPS Australia East Pty Ltd from any loss, damage, claim or liability
arising directly or indirectly from the use of or reliance on this report.

In this note, a reference to loss and damage includes past and prospective economic loss, loss of profits, damage to property,
injury to any person (including death) costs and expenses incurred in taking measures to prevent, mitigate or rectify any harm,
loss of opportunity, legal costs, compensation, interest and any other direct, indirect, consequential or financial or other loss.
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| Introduction

RPS acts on behalf of our client, Mary Camilleri, in preparing this planning proposal for the rezoning of 165-
185 River Road, Tahmoor.

This planning proposal has been prepared in accordance with the Department of Planning’s Gateway
rezoning process and provides strong justification, based on strategic planning, locational and environmental
considerations, for the amendment of the Wollondilly Local Environmental Plan 2011.

The land is zoned part RU2 Rural Landscape and part E2 Environmental Conservation under the Wollondilly
Local Environmental Plan 2011 (LEP 2011) with a minimum lot size of 16 hectares (RU2) and 0 hectares
(E2).

It is proposed to rezone the land to allow for a large lot residential subdivision with a minimum lot size of
4000m>. Based on investigations prepared for the site, it is considered that the most appropriate zoning for
this land would be a combination of R5 Large Lot Residential and E2 Environmental Conservation.

An indicative development concept consistent with the proposed new zoning has been provided at Appendix
B. The concept has been developed based on the recommendations from a range of detailed specialist
studies, the findings of which are outlined in the following proposal. The concept includes the creation of a
102-lot “Tahmoor Recreation Precinct” that will integrate large lot residential living with various recreational
facilities. The concept design is described in further detail in Section 2.3.
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2 The Site

2.1 Description

The site is located approximately 2km east of the Tahmoor town centre, on River Road (Figure 2-1). It is
bound by a parcel of Crown land to the north east, the Nepean River to the east, the Bargo River to the
south east, River Road to the west and other private landholdings to the north and south.

The site is currently zoned RU2 Rural Landscape. The total land area of the site is approximately 111
hectares and it comprises four parcels of land (Figure 2-2):

g Lots 85 and 86 DP 751270

¢ Lots A and B DP 369710

The site is currently utilised as grazing land for cattle and previously as a horse stud. There are three
residences located on the land, as well as a number of outbuildings including stables and farm sheds. The
site is largely cleared agricultural land, however there are some relatively large stands of mature vegetation
present on the site. In particular, the south-eastern and north-western corners of the site contain largely
intact vegetation.

The land is currently accessed from the north along River Road, which is a sealed all-weather road. A road
reserve extends along the western boundary of the site, however River Road is formed only to the southern
extent of Lot A. A Crown road reserve also extends between Lots A and B and along the perimeter of Lot 86.

The photos in Figure 2-3 illustrate the key features and vistas associated with the land.

2.2 Specialist Studies

A number of specialist studies have been undertaken over the land to assist in the preparation of the
planning proposal. These are listed below and discussed in detail in Sections 5.3.1 and 5.3.2.

" Bushfire Assessment by Travers Bushfire & Ecology (Appendix C)
- Ecological Constraints Assessment by Travers Bushfire & Ecology (Appendix D)
: Cultural Heritage Impact Assessment by RPS (Appendix E)

Transport Impact Assessment by Arup (Appendix F)
E Riparian Corridor and Site Flood Assessment by Worley Parsons (Appendix G)
3 Preliminary Contamination Assessment by JBS Environmental (Appendix H)
B Water Sensitive Urban Design Report by GCA (Appendix I)

v Odour Impact Assessment by Benbow Environmental (Appendix J)

2.3 Development Proposal

A development concept for the “Tahmoor Recreation Precinct” (the site) has been prepared and is provided
in Appendix B. The precinct as proposed will be a unique large lot residential subdivision. Each of the 102
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lots has been designed to integrate with community facilities that are proposed within the precinct. The
subdivision layout has been designed to enhance rural lifestyle living in Tahmoor.

The lot typology varies within the site. In the north-western corner of the site (nearest to the town) the lots
sizes have been designed to reflect the site’s proximity to Tahmoor. Lot sizes in this area are proposed to be
approximately 0.5ha. Heading south east and away from the town the lot sizes get larger, from 0.8, to 1.5
and finally to 2ha.

The majority of lots would be accessed via an internal ring road, which has been located in order to minimise
impact to vegetation and in response to local topography. Two lots in the north western corner of the site
would be accessed via a short extension of the ring road. The ring road is proposed to run adjacent to a
horse trail that would be accessible from all lots on the site. The horse trails meet in the north-western corner
of the site where a 2Ha riding park has been provided. This park will allow both subdivision residents and the
people of Tahmoor more broadly to practice show jumping and dressage in a convenient location and at no
cost.

A planning proposal for this site that included a proposed conference centre was placed on public exhibition
during a non-statutory community consultation period in February 2011. At this time the proponent held a
four-hour information session on the development at the Tahmoor Community Centre that was open to the
public.

The exhibition period resulted in only a small number of requested revisions to the initial proposal. In
particular the proponent was asked to consider

(a) the need for an odour setback from the neighbouring Picton Abattoir.

(b) the appropriateness of the planned conference centre given its noise and visual impacts on the
surrounding landscape.

(c) the possibility of creating a large, contiguous ecological corridor in the south eastern corner of the site
that would include significant setbacks from the Bargo River.

In response to these concerns this proposal now contains:

(a) a2Ha horse riding park (as mentioned earlier) that acts as a buffer to the odour affected portion of the
site;
(b)  No conference centre’. It has been removed all together; and

(¢) A contiguous 18Ha environmental corridor for habitat conservation which also includes a 250-330m
riparian setback from the Bargo River.

These changes are reflected in the site plan in Appendix B. This site plan proposes the inclusion of a large
number of community and recreation facilities as well as environmental conservation land for use by both
future and existing local residents.

' It should be noted that the reports that were undertaken in support of this proposal include references to the proposed
conference centre and “tourist” facilities, all of which have now been removed. The original proposal is considered to
represent a more intensive form of development than that now proposed and therefore impacts assessed were greater
than those associated with the current concept. Updates to these reports were therefore not considered necessary.
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This includes:

(a)  Nature walks

(b)  Three areas of open space, including a spine boulevard park along the length of the precinct
(c) A series of lookouts that utilise the extensive views from the site

(d)  Alarge dam that will allow for aquatic sports.

(e)  Tennis Courts

() A Children’s Playground

(g) A 2Ha horse riding field in the north west of the site for dressage, jumping and linking with the on-site
horse trails

(h)y  Alarge 18Ha continuous vegetated land parcel buffering the allotments from the Bargo River gorge
wilderness for future conservation classification such as National Park or dedication to Council

(i) Multi use trails within the site, linking to neighbouring sites

)] Cycleways and bike paths within the site and with links out of the site

The development proposal has incorporated significant riparian corridors of between 250-330m from both the
Nepean and Bargo Rivers, as well as 30m from Myrtle Creek to the north and 10m from the watercourse
traversing the site. In addition, the existing farm dams on the site have been incorporated into the design.
The layout protects the important endangered ecological community (EEC) identified on the land as well as
the cultural heritage site located within the riparian corridor.

The proposed residential lots are of sufficient size that they can retain significant trees, provide bushfire
protection and incorporate an adequate building envelope. They also provide sufficient setback from the
Bargo River and gorge of approximately 250-330m. This is vastly larger than the OEH guidelines require.

The key opportunities and constraints associated with the subject site and key features of the proposed
concept are illustrated in detail in the concept design prepared by Building Studio Architects (Appendix B).
In summary, these include:

. A high quality, well designed, large lot residential development which will maintain and contribute to
the rural character of the area.

A proposed layout which incorporates existing streams and farm dams and which incorporates
significant riparian and wildlife corridors.

. Protection of the endangered ecological community located on the site.

: A development which capitalises on existing infrastructure and services, which can be adequately
extended to service the site.

: A layout which can adequately cater for bushfire protection on site, without impacting on sensitive
vegetation.

¢ A site which is relatively unconstrained in terms of contamination and flooding.

¢ Opportunity to create significant riparian setbacks from the Bargo and Nepean Rivers and to create a

large 18ha continuous conservation corridor.
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Locality Plan
Figure 1
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Site Description Plan

Figure 2
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Figure 2-3 Site Photographs

View to west from crown road reserve

View south along western boundary of site

D

N §€h,
View south along western boundary of site
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Figure 2-3 Site photographs (continued)

View south east, towards Nepen River

Dam in central portion of site. View to south west.
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3 Part | — Objectives or Intended Outcome

The intended outcome of the Planning Proposal and Local Environmental Plan (LEP) is to rezone the site a
combination of the following zones to allow for urban and recreational land uses and for the conservation of
significant bushland, in accordance with section 55(2) of the Environmental Planning and Assessment Act
1979 (EP & A Act):

= Zone R5 Large Lot Residential, with a minimum lot size of 4,000m? and Part E2 Environmental
Conservation, with no minimum lot size.

The intended outcome will enable the gazettal of the LEP as an amendment to Wollondilly Local
Environmental Plan 2011.

Key aspects of the proposed zoning plan (Appendix A) are outlined below.

R5 Large Lot Residential

The portion of the land to be zoned residential is relatively free from environmental constraints and will
provide an attractive location for residential development in a rural setting. Vegetation corridors are
proposed to be protected and further rehabilitated along the waterways on the site and in the north western
corner of the site. The proposed rezoning maintains adequate and distinct separation between residential
and agricultural land uses and the site provides a transition from the higher density land uses of the Tahmoor
town centre to the north west and the dense bushland of the state forest to the site’s east.

The rezoning of the land to enable a minimum lot size of 4,000m? for residential uses provides a logical
extension of existing urban land associated with the township of Tahmoor. This is illustrated in the
development concept (Appendix B).

It should be noted that while significant areas of open space are included in the proposed development
concept, it was not considered appropriate to define the exact boundaries of these areas by proposed
recreation zones at this stage. They are therefore retained in the R5 zone at this stage. The precise
boundaries and configuration of these areas would be determined as part of detailed future subdivision
designs for the land.

E2 Environmental Conservation

Significant ecological areas have been identified on the site. This planning proposal seeks to rezone
approximately 18 hectares of land to E2 Environmental Conservation under the draft LEP 2011. It has also
instituted a 250-330m setback from the Bargo and Nepean River system.

The development concept for the site (Appendix B) shows how the environmental qualities of this area of
the site could be further enhanced by regenerating the riparian corridors throughout the site.
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4  Part 2 — Explanation of Provisions

The provisions to be included in the proposed LEP are outlined below, in accordance with section 55(2) of
the Environmental Planning and Assessment Act 1979 (EP & A Act).

4.1 Wollondilly Local Environment Plan 201 |

Name of plan

This plan is Wollondilly Local Environment Plan 2011 (Amendment No. TBC).
Aims of the plan

This plan aims to amend Wollondilly Local Environmental Plan 2011 to zone the land to which this plan
applies as follows:

(a) To rezone the land to which this plan applies to part Zone R5 Large Lot Residential and part
Zone E2 Environmental Conservation.

(b) To specify a minimum lot size of 4,000m? for the land zoned R5 and minimum lot sizes of Om?
for land zoned E2.

(c) To ensure any development on that land incorporates the principles associated with
ecologically sustainable development in its planning and design.

(d) To ensure that any development on that land is in accordance with the relevant objectives of
the zone to which it relates.

Land to which this plan applies

This plan applies to the land shown edged heavy black on the zoning plan contained in Appendix A.
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