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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

The two lots (as per the proposed adjustment layout) comprise a total area of 1,284m? and
both have a depth of 36 metres and widths of 18 metres. Lot 14 presents as a corner
allotment to Walker and John Street and is open to both frontages. Lot 13 has an unsealed
accessway along its north eastern boundary (serving as a secondary access/egress to the
hotel car park) which is to be closed.

The land is presently vacant, other than for some disused barbeque equipment and a
concrete pad, both located at the rear portion of Lot 14. These were previously utilised for
the purposes of a beer garden, however have been ceased for some time. Existing
vegetation is contained on the subject land, however is predominantly exotic species.

Figure 2 — Subject land (13
and 14 DP193072) as viewed
from the John Street frontage.

Figure 3 — Frontage of both
lots to John Street from the
northern corner of the land.
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249 HONOUR AVENUE, COROWA

Figure 4 — View along the
rear boundary of the subject
land(13 and 14 DP193072 as
proposed) to the hotel car
park.

Figure 5 — Internal conditions
of the subject land, including
groundcover and vegetation.
Note the vacant nature of the

property.

Figure 6 — View north east
along John Street with
existing residences on the
eastern side and public open
space to the west.
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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

2. INTENDED OUTCOMES

The intended outcome of this planning proposal is to rezone the two rear lots addressing
John Street to R1 General Residential zone and also extend the 550m2 minimum lot size
across the two lots. Presently the land is zoned B2 Local Centre, however only the lot
addressing Honour Avenue comprises commercial uses, with the rear lots adjoining
residential properties and considered to be surplus to the future needs of the hotel. It is
considered that the two lots also have limited commercial opportunities given they are
located within a more residential context. The intention of the amendment is therefore to
reflect a more appropriate urban zoning regime for the property.

3.  EXPLANATION OF THE PROVISIONS

The intended outcome of the planning proposal will be achieved by:

*  Amending the Corowa Local Environmental Plan 2012 Land Zoning Map (ref:
LZN_0Q06A) as it applies to Lot 13 and 14 DP193072 at 249 Honour Avenue (in their
configuration proposed by a current boundary adjustment application) showing the
entire lot zoned R1 General Residential.

*  Amending the Corowa Local Environmental Plan 2012 Lot Size Map (ref:
LSZ_006A) as it applies to Lot 13 and 14 DP193072 at 249 Honour Avenue (in their
configuration proposed by a current boundary adjustment application) to show the
entire lot area with a 550m? minimum lot size.

The proposed amendment will not require any new controls or introduce any new zone or
minimum lot size provisions. The proposal will utilise existing zoning and minimum lot size
provisions already contained within the LEP and simply extend the adjoining zones.

it should be noted that a concurrent boundary adjustment is being sought between the three
lots to ensure all components of the hotel (i.e. rear access and parking etc) is contained
entirely within the lot fronting Honour Avenue. The application is not yet approved, however
is attached for reference. Further, proposed zone changes shown in this Planning Proposal
are based on the proposed lot configuration, while not yet being registered.

The site is proposed to be zoned R1 General Residential under the Corowa LEP 2012. The
objectives of the R1 zone are:

= 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 above objectives can be achieved by the subject land, particularly as it will introduce
additional flat and vacant allotments for residential opportunities. The future development of
the land will essentially extend the existing residential character which exists to the
immediate north east of the two rear lots.
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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

4.  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.

4.1 Need for the Planning Proposal
Is the Planning Proposal a result of any strategic study or report?

The Corowa Shire Strategic Land Use Plan (“the SLUP”) considered the future growth
potential for all villages within the Corowa LGA, including the Corowa township. This
document provided a background document to the formulation of the new principal LEP.
The SLUP encouraged new retail development to be established primarily with the existing
town centre and along major spines and nodes. The resultant zoning reflects the intention
for encouraging new business growth, however at a site specific level, the application of a
commercial zone to rear two rear lots within a residential context is not considered to reflect
the future urban intentions of Corowa.

This Planning Proposal is therefore made to provide a more appropriate zoning regime to the
subject land which is better served as residential land than commercial land when assessed
in a local context.

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

A rezoning of the land is considered to be the most efficient and appropriate method to
achieve the intended outcomes. The B2 zone does not permit residential development and
the landowner has previously investigated potential options under the current LEP and has
determined that a rezoning is the most suitable approach. The rezoning will utilise land use
zone and minimum lot size controls already applied to immediately adjacent residential
properties (north east).

It is therefore necessary and appropriate to rezone the site via a planning proposal.
Is there a net community benefit?

On balance, there is a net community benefit to be gained from the Planning Proposal. This
is considered in greater detail within the below table.

Table 4.1 — Net Community Benefit Test

Evaluation Criteria Comment

Will the LEP be compatible with The most relevant regional strategy for Corowa Shire is the Draft

agreed State and regional Murray Regional Strategy 2009 (‘the Draft Strategy) which was

strategic direction for prepared by the Department of Planning (DoP) in October 2009.

development in the area (e.g. land  The draft Strategy was also exhibited and is therefore a relevant

release, strategic corridors, matter to be considered in this planning proposal.

development within 800 metres of  Qyerall, the proposal is consistent with the general aims and

a transit node)? objectives of the Draft Strategy given that it encourages new
residential development is appropriate locations.

Is the LEP located in a Corowa, and Corowa Shire more generally, is not located within

global/regional city, strategic global/regional city, strategic centre or corridor.

centre or corridor nominated
within the Metropolitan Strategy
or other regional/subregional
strategy?

habitatplanning 4
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Evaluation Criteria

249 HONOUR AVENUE, COROWA

Comment

Is the LEP likely to create a
precedent or create or change in
expectations of the land owner or
other land owners?

The Planning Proposal seeks to change the zoning of part of the
subject land (rear lots) to reflect the existing residential zoning
immediately adjacent, and improve the potential for future use
of the land. The request is considered to be acceptable and
appropriate given the context of the subject land, and is not
considered to set any unnecessary precedent. Amendments of
this nature require consideration on a case-by-case basis to
determine their suitability.

The proponent for the proposal is the current landowner and it
is not considered that the proposed rezoning will be
unexpected. Likewise, it is considered that a change from a
commercial to a residential zone would be preferred by existing
residential neighbours to the north east.

Have the cumulative effects of
other spot rezoning proposals in
the locality been considered?
What was the outcome of these
considerations?

Since the implementation of the LEP, there have been very few
spot rezoning undertaken across the villages. In this instance,
the proposal is seeking to extend the existing residential zone
on immediately adjacent land across part of the subject land to
reflect a more appropriate future use of this part of the land.
The proposal will not introduce any new requirements which are
not already in place within the immediate area.

Will the LEP facilitate a permanent
employment generating activity or
result in a loss of employment
lands?

The provision of additional zoned residential land will have an
indirect impact upon economic development and employment
for Corowa generally by providing additional permanent
population.

Will the LEP impact upon the
supply of residential land and
therefore housing supply and
affordability?

The proposal will provide opportunity for the future
development of 2 separate residential lots of greater than 600m?
each. The result of this will be an increase in the supply of
zoned residential land and greater variety in available residential
lots.

Is the existing public
infrastructure (roads, rail, and
utilities) capable of servicing the
proposed site?

Is there good pedestrian and
cycling access?

Is public transport currently
available or is there infrastructure
capacity to support future public
transport?

The site is located within the developed urban area of Corowa,
and is well serviced by existing urban infrastructure. Sealed
local roads (John Street and Walker Street) address the part of
the land to be rezoned, and provide vehicle and pedestrian links
to Honour Avenue and further to Sangar Street and the Corowa
CBD.

In addition, electricity, reticulated water, reticulated sewer and
gas and telecommunications are also provided to the property,
and possible to be extended in order to service new residential
development.

Will the proposal result in
changes to the car distances
travelled by customers,
employees and suppliers? If so,
what are the likely impacts in
terms of greenhouse gas
emissions, operating costs and
road safety?

The proposal is unlikely to have any negative impacts upon
travel distances or the like, given that it will result in new
residential land within the urban area of Corowa. It will in fact
reflect a more accessible location for residential dwellings.

Are there significant Government
investments in infrastructure or
services in the area whose
patronage will be affected by the
proposal? If so, what is the
expected impact?

There are no known significant government infrastructure
investments in the immediate area which would be affected by
this proposal.

habitatplanning
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Evaluation Criteria Comment

Will the proposal impact on land
that the Government has
identified a need to protect (e.g.
land with high biodiversity values)
or have other environmental
impacts? Is the land constrained
by environmental factors such as
flooding?

The subject land is not identified as having any significant
environmental or biodiversity values. The land has been subject
to previous urban activities by way of its association with the
existing hotel. While some vegetation is contained on the land,
there are no native species nor any habitat value.

Will the LEP be
compatible/complementary with
surrounding land uses?

What is the impact on amenity in
the location and wider
community?

Will the public domain improve?

The proposed outcome will extend the existing R1 zone across
the full extent of the subject land, along with the existing 550m?
minimum lot size applicable to the residential areas of Corowa.
This will maintain a consistent zoning along the John Street
precinct and reflect the controls applied to the residential areas
of Corowa.

The proposal will have limited impact on the surrounding
amenity of the area as it is expected to be developed for single
dwellings, consistent with the immediately adjacent land. The
proposal is considered more likely to have a better amenity
outcome than what would be expected from its existing
commercial zoning.

The proposal is unlikely to have any impact upon the pubtic
domain. Indirect improvements to the public domain (such as
streetscape and visual amenity) will result from improvements to
the subject land.

Will the proposal increase choice
and competition by increasing the
number of retail and commercial
premises operating in the area?

The proposal will impact upon commercial opportunities by
removing a portion of B2 zoned land. Notwithstanding this, the
land is not considered to be preferred for commercial activities
given it addresses a lower order local street and adjoins
residential development.

If a stand-alone proposal and not
a centre, does the proposal have
the potential to develop into a
centre in the future?

Not applicable, given the proposal involves a change in zoning
for residential land use.

What are the public interest
reasons for preparing the draft
plan?

What are the implications of not
proceeding at that time?

The public interest is served by this Planning Proposal as it will
provide for additional zoned residential land within an
appropriate location of Corowa. The land is largely
unconstrained and will provide flow on economic and
employment benefits for the township.

Further to the above table, the proposal will result in the following additional benefits

generally:

= The land would be available for development of new residential dwellings,
consistent with the surrounding residential context;

»  The rezoning would represent a more appropriate use of the land, as it does not
present well as a future commercial area;

=  The property is unconstrained by flooding, bushfire and other natural hazards, and
can be developed in the short term; and

»  The land has excellent vehicle, pedestrian and bicycle access to the Corowa CBD
and other important retail, business and community nodes.

habitatplanning
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REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

4.2 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.

However the draft Murray Regional Strategy was prepared by the Department of Planning
(DoP) in October 2009. The draft Strategy was also exhibited and is therefore a relevant
matter to be considered in this planning proposal. Overall, the proposal is consistent with the
general aims and objectives of the Draft Strategy given that it seeks to encourage new residential
development is appropriate locations.

Is the Planning Proposal consistent with the local Council’s community strategic plan
or other local strategic plan?

The Corowa Strategic Land Use Plan was endorsed in 2011, prior to the gazettal of the new
LEP in 2012. The subject land is identified on the edge of the commercial area of Corowa,
with residential land adjacent. The strategy is not considered to be definitive in this regard,
but rather demonstrating the future land use intentions. The SLUP identifies that commercial
land use be concentrated around the main street (Sangar Street) and immediate surrounds.
The subject lots do not reflect land which would be preferred for future commercial growth in
isolation.

The SLUP also indentifies the following key strategies for Corowa, which support the
rezoning of the land to residential:

= Provide an adequate supply of zoned and appropriately located land for
development to accommodate population growth.

* Encourage infill development to established residential areas.
»  Focus short-term residential growth close to existing development.

» Ensure all urban and semi-urban land is provided with appropriate infrastructure to
support sustainable development.

Is the Planning Proposal consistent with applicable State Environmental Planning
Policies?

There are a number of State Environmental Planning Policies (SEPP’s) relevant to the
Planning Proposal. The relevant SEPP’s are addressed within Table 4.4 below.

habitatplanning 7
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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

Is the Planning Proposal consistent with applicable Ministerial Directions (S.117
Directions)?

Section 117 of the EP&A Act allows the Minister for Planning to give directions to Councils
regarding the principles, aims, objectives or policies to be achieved or given effect to in the
preparation of draft LEPs. A Planning Proposal needs to be consistent with the requirements
of the Direction but can be inconsistent if justified using the criteria stipulated such as a
Local Environmental Study or the proposal is of “minor significance”. Those S117 Directions
considered relevant to this Planning Proposal are as follows:

habitatplanning 12
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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

4.3 Environmental, Social & Economic Impact

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 will not result in any disturbance to prominent habitat areas or natural features
of the area because it relates to the rezoning of a highly disturbed urban location. The land
to be rezoned has been used in conjunction with the adjacent hotel for a number of years,
and comprises land within a highly urbanised location.

There is limited vegetation within the subject land, with scattered exotic trees generally
located along the boundaries. It is expected that most of the vegetation will be removed for
future development, however this is considered to be of little consequence given the nature
of the vegetation (i.e. exotic).

Having regard to the current context of the site, it is unlikely that the future use and
development of the land

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

There are few environmental effects anticipated as a result of the Planning Proposal, given
the highly urbanised location of the property. As identified above, there are no significant
vegetation features, nor is the site considered to represent any suitable flora or fauna habitat.
The urban location of the land means the land has been subject to previous urban activities
and some minor landscape modification.

While the future development of the land is expected to include introduction of new
residential buildings on vacant allotments, it is considered that standard building practices
and procedures will prevent any impacts upon the surrounding environment.

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

The social and economic benefits of the Planning Proposal are considered to be positive
(see net community benefit assessment contained earlier in the report) given mostly that it
will involve greater availability of residential land. The proposal will increase the residential
opportunities for a broad segment of the residential market in Corowa. The flat nature of the
land ensures that land can developed relatively unconstrained and affordably. The provision
of new residential land is also expected to increase the permanent population of the Corowa
township.

The provision of additional population will have direct and indirect impact upon the retail,
service and employment sectors of Corowa and the LGA generally. The additional
permanent population will make use of existing retail and community services established
within the township and also provide for possible increase in demand for such services.

The social and economic effects of the Planning Proposal are considered to be entirely
positive.

4.4 State & Commonwealth interests
Is there adequate public infrastructure for the Planning Proposal?

Yes, all existing urban infrastructure is available to the property from either Walker Street or
John Street. Existing services include reticulated water and sewer, electricity, gas and
telecommunications. All services can be adequately extended to connect with future
residential development.
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PLANNING PROPOSAL
REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

Road infrastructure comprises sealed local roads with appropriate kerb and channel
drainage. John Street is provided with layback channel frontage only on the subject land
interface, with the western side of the road draining to the existing park area.

The land could be developed as soon as the residential zone is applied. The landowner
intends to the sell the lots for future development, rather than developing prior to sale. It is
considered that there is strong market demand for vacant lots in Corowa.

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

Responses are not required on the proposal until after the Gateway determination.

5 COMMUNITY CONSULTATION

The Planning Proposal will be subject to public exhibition and agency consultation as part of
the Gateway process. The gateway determination will specify the community consultation
that must be undertaken on the planning proposal. As such, the exact consultation
requirements will be determined upon receipt of the gateway determination.

This Planning Proposal is considered to be a minor proposal given it will essentially result in
an extension of the existing R1 zone and minimum lot size which is already applied to the
adjacent properties.

The proposal will be exhibited for a period of 28 days in accordance with the requirements of
section 57 of the Environmental Planning & Assessment Act 1979 and the NSW Department
of Planning and Infrastructure’s: A guide to preparing local environmental plans (October
2012).

At a minimum, the future consultation process is expected to be in accordance with the
consultation requirements set out in the Department of Planning and Infrastructure’s
guidelines, being:

= written notification will be provided to adjoining and surrounding landowners who
may be directly or indirectly impacted by the proposed development, with a
minimum notification period of 28 days;

= consultation with relevant Government Departments and Agencies, service
providers and other key stakeholders, as determined in the gateway determination;

* public notices to be provided in a local newspaper and on Councils’ website;
= static displays of the Planning Proposal and supporting material Council offices;

= electronic copies of all documentation being made available to the community free
of charge.

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

It is considered unlikely that a Public Hearing will be required for the proposal.
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PLANNING PROPOSAL

REZONING TO R1 GENERAL RESIDENTIAL 249 HONOUR AVENUE, COROWA

6 PROJECT TIMELINE

The project timeline for the planning proposal is as follows. There are many factors that can
influence compliance with the timeframe including the cycle of Council meetings,
consequences of agency consultation and consequences of public exhibition. Consequently

the timeframe should be regarded as indicative only.

Milestone

Date/timeframe

Anticipated commencement date (date of
Gateway determination)

December 2013

Anticipated timeframe for the completion of
required studies

None required.

Timeframe for government agency consultation
(ore and post exhibition as required by Gateway
determination)

2 months from Gateway

Commencement and completion dates for public
exhibition period

Commence late January 2014 and complete 28
days after commencement

Dates for public hearing (if required)

Within 2 weeks of public exhibition completion

Timeframe for consideration of submissions

2 weeks following completion of exhibition

Timeframe for the consideration of a proposal
post exhibition

1 month following completion of exhibition

Anticipated date RPA will make the plan (if
delegated)

2 weeks following consideration of proposal

Anticipated date RPA will forward to the
department for notification (if delegated).

1 month following consideration of proposal

7 CONCLUSION

The subject land is considered to be suitable for a change is zoning to R1 General
Residential zone and application of the 550m2 minimum lot size. The land represents area
surplus to the future needs of the hotel, and are highly unlikely to be utilised for commercial
activities given their location and context. Consequently, it is considered that there is
greater potential for the land to be used for residential purposes, reflecting the immediate
character of John Street to the north east.

The land is located on the urban area of Corowa and is therefore provided with all relevant
urban infrastructure. The lots also represent land which could be readily and efficiently
developed once a residential zoning is applied. This assists in meeting the short term
demand for residential land in Corowa.

In conclusion, the Planning Proposal is worthy of support and will deliver a net positive social
and economic outcome for the residents of Corowa.
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Attachment 1

Proposed Subdivision (Boundary Adjustment)






