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Dear Sir e o REGISTERED

RE: PLANNING PROPOSAL TO ENABLE LIFESTYLE OPPORTUNITIES, LOT 110 DP1029542,
BLACKSPRINGS ROAD EURUNDEREE

Please accept this correspondence as a request for Council to consider this attached planning
proposal. The subject land has two current zones including the E3 Environmental
Management and RU1 Primary Production zones. The planning proposal is consistent with
the CLUS, facilitating an additional supply of rural lifestyle land planned for in the Strategy.
The land is able to be readily accessed and contains already constrained rural land being
surrounded by other lifestyle subdivisions.

Several development options have been considered as part of the proposal however the
concept plan aims to present the best option for conflict minimisation with residential
opportunities and protection measures for ecological and aesthetically valuable land.

Whether it is appropriate to include [3 land within the development concept has been
assessed. Residential land use within E3 land may have impact due to land clearing for
associated building structures, however in this case there is approx 4ha of cleared land
available and accessible for a dwelling and assaciated infrastructure, Further agricultural
land use adjacent &/or within E3 land may contribute to land clearing, weed invasion, and
loss of understorey species due to grazing pressure to the detriment of the ecology. As such
the concept has avoided the creation of a small hobby farm including the E3 land that may
increase these pressures.

Limited opportunity exists whereby the E3 land will economically be consolidated with
neighbouring properties. By providing an adequately sized cleared area with the parcel for a
residential component, the E3 land becomes an aesthetic lifestyle setting, with less potential
long term impacts.
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For the long term the envisaged use of the E3 land would become passive, with the
residential buildings within the R5 zoned & cleared land, the concept plan presented
provides lifestyle opportunity to the land and custodian for the E3 land.
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CONCEPT PLAN

Thank you for your consideration of this matter. Should you require further information
please do not hesitate to contact me on 0457 711 169 or Mrs Loretta Allen on 0427 909 334.

Yours Faithfully

EMMA YULE
ENVIRONMENTAL SCIENTIST
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DISCLAIMER

The contents and information provided weithin this report bave been ueated using data and information pravided by or on behall of the
client and Minespex. Minespex accepts no liability for the accuracy or completeness of tha data and information provided Lo it by. or
obtained by it, from any thitd partics, even if that data has been incorporated into or relied upor: for generating his report. This report has
been produced by Miaespex using infarmation that is available to the client as at the date stated within this report and cannct be 1elied
upon in any way if situation at the subject site changes. Minespex is under no obligation to update the mformation cotained within the
report at eny Lime.

This report has been prepared in behalf of an for the exclusive use of the Minaspex client, and 15 subject to and issued in connection with
tue provisions of the ag-cement between AMinespex and its client.  Minespex accepts no laibility or csponsibility whatsoever for or in
respect of a1y use of or reliance upon this repo-t by any third party.
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OVERVIEW OF PROPOSAL

Minespex was commissioned on behalf of Mr & Mrs R & L Allen to prepare a Planning Proposal
under Section 55 of the Environmental Planning and Assessment Act 1979 to accommodate the
future large lot residential subdivision of land with a min lot size of 12ha. This report describes the
proposed rezoning, objectives and outcomes, explanacon of provisions and justification for the
planning proposal. The Planning Proposal is cansistent wilh local strategic planning and seeks to
amend the Mid-Western Regionai LEP 2012, to faciiitate the deveiopment of the availabie 82na
parcel into five (5) rural lifestyle lots.

The planning proposal intends to:
e« Support Lhe Comprehensive Land Use Strategy (CLUS) intention to provide a rural lifestyle
development within the identitied ‘short term’ opportunity area.

s Put into action mechanisms through amendment of the Mid-Western Regional LEP 2012 to
facililale Scenario 4 as presented in this reporl. Options Lo achieve this is through:
o Amend the corresponding zone maps 1o change the RU1 Primary Praduction land to
R5 Large Lot Residential.

o Amend the corresponding lot size maps for the identified parcel to reduce the
minimum lot size to accommedale the development concept; and/or

=y
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Use of Schedule 1.

The objectives of the proposed R5 large Lots Residential zone align with the vision for futurc
development of the site. The planning proposal has included a concept plan to highlight the
feasibility of future subdivision development and integration with existing road layouts and existing
development. The concept plan as a whole provides a feasible oplion to provide residential housing
in a rural setting while preserving and minimising impacts on environmentally sensitive localions and

scenic quality.
In summary, this planning proposal:

¢ Demonstrates consistent with the CLUS;

e Facilitates an additional supply of rural lifestyle land;

e Includes land thatis able to be readily accessed; and

e Contains already constrained rural land being surrounded by other lifestyle subdivisions.
Further the preferred concept for future development is the best option as:

» The opportunities identified under the CLUS are maximised;

e Consistency with objectives of the LEP are demonstrated;

s Conflict minimisation with residential opportunities and protection measures for ecological
and aesthetically valuable land is inherent in the design.

The planning proposal can be supported by MWRC with consideration of the issues addressed in this
report.
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INTRODUCTION

PURPOSE AND OBJECTIVES

This planning proposal describes the intended effect and justification for a proposed amendment to
Mid-Western Regional Local Environmental Plan 2012 (MWRLEP) for site specific amendments to the

tand Zama MAnm amd coarracnan i [
LE8Na L0NC Miap anda Coriesponaing Lot Size ar

ap ©
development of the subject land. The amendment is proposed to accommodate future residential
developmentl in accordance wilh Lthe concepl provided, which facilitates rural lifestyle lots.

c - :
use of Schedule 1 to facilitate o lifestyle

I'his planning proposal has been prepared in accordance with Section 55 of the (NSW) Favironmental
Planning and Assessmenl Act 1979 (EP&A Act) and the following Department of Planning (DoP)
guidelines:

e A guide to preparing planning proposals (July 2009}

e A guide to preparing local environmental plans (July 2009).

SITE IDENTIFICATION

The site is located 5km north of the Mudgee Township within the Mid-Western Regional Local
Government Area (LGA). The subject land which is approximately 82.03ha in area is irregular in
shape and includes treed slopes and cleared foot slopes and flats.

Legal Description:

Lol 110 bP 1029542 277 Black Springs Road Mudgee NSW  Parish of Eurunderee  County  of
Phillip.

The lotis cuirently owned by Mr and Mrs R & L Allen. The land is bounded by existing RS Large Lot
Residential land, RU1 Primary Production and E3 Environmental Management zones. The land is
identified in the Comprehensive Land Use Strategy within the 15km offset area surrounding Mudgee
identified for short term rural lifestyle opportunities.
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BACKGROUND

History - Preparation of the Comprehensive Land Use Strategy and Mid-Western Regional LEP
2012

At the time of the adoption of the Comprehensive Land Use Strategy and drafting of the Mid-
Western Regional LEP 2012, MWRC staff issued correspondence to Mr & Mrs R & L Allen to note that
their property had been designated as a lifestyle opportunity in the strategy document, and
requested the owner’s to confirm their wish to be included in the rezoning process to occur with the
gazettal ot the Mid-Western Regional LEP 2012. At this time (i.e. 2010-2011) Mr and Mrs R & L Alien
did not wish for their land to be rezoned due to concerns with impact on rates. However Council
had indicated in 2010 that further opportunities for rezoning will exist in future LEP's or as a
standalone Planning Proposal.

With this in mind, this Planning Proposal seeks to pursue the possible rezening and changes to
minimum lots size maps to accommodate rural lifestyle opportunities. To this end a concept plan
has been prepared to demonstrate the feasibility of the future site development.

Constraints Assessment for 277 Black Springs Road

Preliminary constraints assessment has been undertaken with this proposal with the ‘Site
Description’ provided below. No significant constraints have been highlighted. The slte is
considered suitable for development and where a constraint has been identified, they are able to be
addressed in the concept design.

Background to demand and supply of residential land in Mudgee

Two main studies relevant to the consideration of demand and supply of residential land in Mudgee
have been referred to:

o The Comprehensive Land Use Strategy (CLUS); and

¢ The Mid-Western Regional — Local Services Assessment Report.
The CLUS is the basis for the strategically planned growth over the next 20 years in the LGA. The
Local Services Assessment Report identified significant growth as a result of mining in the region.
The Mid-Western Regional Local Environmental Plan 2012 was based on the CLUS. However the
CLUS was prepared prior to the Local Services Assessment Report.

The structure plan and CLUS are referred to specifically in context of the location of the subject land
within the 15km offset of the town of Mudgee for rural lifestyle development. The constraints and
opportunity mapping within the CLUS identifies rural lifestyle opportunities. Within the CLUS
strategic assessment of future supply for each of the identified opportunity areas, indicates a 4-5
year supply of 12 hectare lots based on a demand of 40 lots per annum over this period. The
opportunity areas were prioritised for development with the subject land falling within the ‘short
term’ priority for development labelled opportunity area ‘C’ north east of Mudgee. Area C including
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the subject land, represented a lot yield of 46 lots (based on a 1Zha minimum). This yield cannot
currently be met in the short term due to the current zoning of part of the land. It is sought to alter

the zone and lot size maps to enable the future development of the subject land in line with the
CLUS representing a yield of 5 lots for the subject sile, being a 82ha parcel.

Ensuring that the adequate types and quantity of residential land are available ensures that the Mid-
Western Region is better equipped for growth in the LGA. The site is ideal for MWRC to achieve lot
yields as estimated in the CLUS by delivering the Strategy through implementing the proposed
changes to the Mid-Western Regional LEP 2012.

In summary, this planning proposal:

e |s consistent with the CLUS;
e Facilitates an additional supply of rural lifestyle land;
¢ Includes land that is able to be readily accessed; and

e Contains already constrained rural land being surrounded by other lifestyle subdivisions.
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SITE DESCRIPTION

SITE LOCATION

The subject site is situated on land located approximately 5 kilometres (km) north of the Mudgee
Central Business Dislricl (CBD) in Lhe Mid-Weslern Regional Local Government Area (LGA), located
within the Parish of Eurunduree and County of Phillip. The site which is approximately 82 hectares is

....... .
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shown at Figure 1. The land is well accessed with frontage to Blacx Springs Road and

Ulan Road from Mudgee.
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Flowre 1 Locality Map

{Source: Department of Lands, 2013)
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CURRENT ZONING

The site is located wholly within the Mid-Western Regional LGA and is subject to the provisions of
Mid-Western Regional Local Environmental Plan 2012 (MWRLEP). The MWRLEP commenced on 10
August 2012 and replaced the previous Mid-Western Regional Interim Local Environmental Plan
2008 which applied to the site.

Land the subject of this planning proposal is locdled within Lthe RUI Primary Production und E3
Environmental Management zone under MWRLEP (refer Lo Figure 2). The obhjectives of the current
zone and land use table are provided below.

Zone RU1 Primary Production

1 Objectives of zone

* To encourage sustainable primary industry production by maintaining ond enhancing the
natural resource base.

« To encourage diversity in primary industry enterprises and systems appropriate for the
area.

« Tu minimise the fragmentotion and ulienation of 1esvurce lunds.

o To minimise conflict between land uses within Uhis cone and lond uses within adjoining
zones.

¢ 10 maintain the visual amenity and landscape quality of Mid-Westetn Regional by
preserving the area’s open rural landscapes and environmental and cultural heritage
values.

« To promote the unique rural character of Mid-Western Regional and facilitate a variety of
tourist land uses.

2 Permitted without consent
Environmental protection works; Extensive agriculture; Home businesses; Home
occupations; intensive plant agriculture; Roads; Water reticulation systems

3 Permitted with consent
Building identification signs; Business identification signs; Cellar door premises;
Dwelling houses; Extractive industries; Farm buildings; Home industries; Intensive
livestock agriculture; Londscaping material supplies; Markets; Open cut mining; Plant
nurseries; Restaurants or cafes; Roadside stalls; Any other development not specified in
item 2 or4

4 Prahibited
Amusement cenlres; Attached dwellings; Backpackers’ occommodation; Boarding
heuses; Boat building and repair facilities; Car parks; Child care centies; Commercial
premises;, Conectional centres; Crernatotio; Edvcational estaublishments; Exhibition
homes; Exhibition villoges; Freight transportl facilities; Group homes; Heolth services
facilities; Heavy industiial storage establishments; llostels; Industriol retail outlets;
Industries; Marinas; Mortuaries; Multi dwelling housing, Passenger transpoirl facilities;
Places of public worship; Public administration buildings; Pubs; Recreational facilities
(indoor); Registered clubs; Residential flat buildings;, Respite day care centres;
Restricted premises; Semi-detached dwellings; Seniors housing, Service stations; Sex
services premises; Shops; Shap top housing; Signage; Storage premises; Transport
depots; Truck depots; Vehicle body repair workshops; Vehicle repair stations;
Warehouse or distribution centres; Wholesale supplies
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Zone E3 Environmental Management

1 Objectives of zone

e To protect, manage and restore areas with special ecological, scientific, cultural or
aesthetic values.

* [0 provide for a limited range of development that does not have an adverse effect on
those values.

* To manage development within the water supply catchment lands of Windumere and
Burrendong Dams, to conserve and enhance the district’s water resources.

2 Permitted without consent
Extensive agriculture; Home-based child care; Home occupations; Moorings

3 Permitted with consent
Aquaculture; Bed and breakfast accommodation; Boat sheds; Building identification
signs; Business identification signs; Camping grounds; Coravan parks; Community
facilities; Dairies (pasture-based); Dwelling houses; Eco-tourist facilities; Environmental
facilities; Environmental protection works; Extractive industries; Farm buildings; Farm
stay accommodation; Flood mitigation works; Helipads; Home businesses; Home
industries; Horticulture; Information and education facilities; Open cut mining;
Recreation areas; Recreation facilities (major); Recreatlon faciilties (outdoor); Research
stations; Roads; Secondary dwellings; Water recreation structures; Water recycling
facilitics; Water storage facilities

4 Prohibited
Industries; Multi dwelling housing; Residential flat buildings; Retail premises; Seniors
housing; Service stations; Warehouse or distribution centres; Any other development
not specified in item 2 or 3
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Minimum Lot Size

The size of any lot resulting from a subdivision of land to which Clause 4.1(3) applies is not to be less
than the minimum size shown on the Lot Size Map in relation to that land. (Refer to Figure 3). The
subject site is within land is marked AF which has a minimum lot size of 400ha (being the E3
Environmental Management zoned land) and marked AD which has a minimum [ot size of 100ha
(being the RU1 Primary Production zoned land).

Also, with reference to Clause 4.2A of MWRLEP for the erection of dwelling houses and dual
occupancies, the development consent must not be granted for the erection of a dwelling house or
dual occupancy on land unless the land Is a lot that is at least the minimum lot size shown on the lot
size map in relation to that land.
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Planning Proposal

LAND USE PATTERNS OF THE SURROUNDING AREA

The site is surrounded by R5 Large Lot Residential zoned and RU1 Primary Production lots that are
already undersized and have existing dwellings on them (refer to Figure 4). The lots sizes in the area

with dwellings vicinity vary between 8.5ha to 16ha.
grazing land uses amongst primarily cleared rural lifestyle blocks.
the south of the land closer to Mudgee on Black Springs Road.

Rural uses comprise primarily of agricultural
Established vineyards feature to
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#  Denotes an existing dwelling In vicinty to

the subject land permh subdlvision and 2 dwellings

Figure 4: Existing dwellings and lots sizes in vicinity to the subject land

Land subject to racent LEP amandmant to

All armas shown sre
appronimate only

Existing treed areas remaining in the elevated slopes are a reflection of the historic influence of the

topography, rural enterprises, and associated development constraints.

The tract of vegetation

forms a significant feature in the landscape. The site possesses expansive rural views and lends itself
to the creation of a high quality rural lifestyle opportunity in close proximity to services and facilities
of Mudgee. The photo below shows the distinct separation of vegetation and landscape features to

the topography.
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TOPOGRAPHY AND SOILS

Reference has been made lo the ‘Soil Landscapes ol the Dubbo 1:250000 Sheel’ prepared by
Murphy and Lawrie (1998}, published by Depariment of Land and Water Conservation and
supporting reporl. The soil landscape groups are correlated to the topographic features of the
subject site. The elevated timbered slopes/steep hills are mapped as Mount Bara (ba) with the
lower foot slopes and cleared areas being mapped as Craigmore (cm) (refer to Figure 5).
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Mount Bara Soil Landscape — Typical soils include: Rock outcrops on crests, spurs and scree slopes.

Soils are very shallow and discontinuous, stony and reddish brown loams with shallow Red Podzoalic
Soils on Lower Slopes. Terra Rossa Soils associated with some small areas of limestone may occur in

the landscape group.

Urban Capability — Generally unsuitable for urban development unless special construction
methods are used and extreme care is taken to minimise runoff and erosion during

development.

Rural Capability — Most of the area is suitahle for retaining native forest and possibly timber

¥
on some slopes of lower grade. Erosion control measures would be required during tree
felling.

Recommendations for Sustainable land Use — Land is mainly suitable for native forest with
some light grazing of native/volunteer pastures in suitable areas.

Craigmore Soil Landscape ~ Typical soils include: Non-calcic Brown Soils and Red Earths on very old

Quaternary alluvium. Yellow Podzolic-Solodic Soils intergrades on lower lying areas. Some Alluvial
soils and leached loams on lower terraces adjacent ta major streams (Murphy and Lawrie, 1998).

Urban Capability — Land is generally suitable for urban development, provided account is
taken of the moderate shrink-swell potential of many subsoils and small areas of salinity.

Rural Capability — Most land is suitable for cropping and harticulture development provided
account is taken of the erosion hazard, but some areas are only suitable for grazing because
of concentrated water flows or short steep slopes between terraces.

Recommendations for Sustainable fand Use — Conservation farming practices such as
minimum tillage and stubble retention necessary to maintain surface soil structure to
prevent surface sealing and erosion. Increase water use by controlling infiltration inputs Lo
the soil, planting trees and sowing perennial pastures in suitable paddocks.

The MWRELP has provisions to preserve the visual setting of the Mudgee Township, particularly
through Clause 6.10 Visually sensitive land near Mudgee. The land subject of the planning proposal
is tocated outside of the Visually Sensitive Land area identified under the MWRLEP, and future
residential subdivision will not compromise the visual setting forming the backdrop of Mudgee.

The setting is depicted in the aerial photo dated 2009, below (refer to Figure 6).

The soil type and topography have not raised any concerns as to the suitability of the land to handle

a greater density of residential development.
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GROUNDWATER VULNERABILITY

Clause 6.4 Groundwater vulnerability of MWRLEP applies to future development of the subject land
as part of the site falls within land identified as “Groundwater vulnerable” on the Groundwater
Vulnerability Map, as depicted in the excerpt from the map in Figure 7 below.

MWRC must consider this clause before determining a development application, and consider
relevant issues such as: the likelihood of groundwater contamination caused by development, the
likelihood of groundwater contamination from the development (including from any on-site storage
or disposal of sciid or liquid waste and chemicais), and impacis on groundwater dependent
ecosystems.  This requirement is for the development stage and does not hinder further
consideration of the planning proposal. The soils and topography do not suggest issues will be
raised in the future application of effluent disposal areas.

Fizure 7: Groundwater Vulnarability

SALINITY

As indicated by Murphy and Lawrie (1998) isolaled low levels of salinity occur along some drainage
lines and depressions in the Craigmore soil landscape group. Sites can become saline if salts in
subsurface layers of the soil are mohilised and brought to the surface through rising groundwater or
development of a perched watertable due to an impediment to water drainage. It is understood,
salinity potential is inherent to the Mid-Western Regional LGA and the potential susceptibility of
future dwellings to salt damage in the subject development sile should be acknowledged.
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Site specific soil samples have not been collected for this planning proposal. The seil landscape

features and current conditions do not indicate a high risk for salinity to occur. Future subdivision

developments are able to consider the potential for salinity and supplementary reports can be
prepared at that stage.

FLORA AND FAUNA

tormal flora and fauna surveys have not been carried out at the site. For the most parl the
proposed RS zone supports only groundcover species. Known habitat features shouid not constrain

residential development in the future as house sites are able to be located in the cleared areas {refer
Lo Plate 2).

The limbered nalive vegetation of the subject land occurs primarily on the slopes. Typical
vegelation Lo occur in this landscape is desctibed as 'Dry sclerophyll foresl’ (Murphy and Lawtie

1998). Eucalypts include red ironbark, silvertop stringy bark, Blakely’s red gum and white cypress
pine. Lower slopes are partially cleared.

Typical vegetation Lo occur in the landscape on the lower areas include Open cucalypt woodland
with a grass understorey, wilh river red gum, yellow box and rough barked apple. The site has been
extensively cleored in these arcas in the past. Some land has been sown Lo improved pastures. This
soil landscape and situation is common in Lhe locality with many of the Mudgee district vineyards

being located on the terrace of the Craigmore soil landscape (refer to above regarding the soil
landscape groups).
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HERITAGE

No European heritage items are listed within or in vicinity of the subject land as listed under the
MWRLEP.

A search was completed for the site of the Office of Environment and Heritage Aboriginal Heritage
Information Management System (AHIMS) web services. The search, with a buffer of 200m to the
site, showed that:

e One (1) Ahoriginal sites are recorded in or near the above Inocation
s No Aboriginal places have been declared in or near the above location.

The AHIMS search results are attached at Appendix A.

Where items are in vicinity of the site the potential for heritage items to occur with the site in similar
landscape scenarios is acknowledged. However, due the size of the future lots, the occurrence of
heritage items within the site does not constrain the future development of the land for residential
purposes. A process of due diligence in accordance with the DECCW guidelines has been applied to
the assessment of indigenous heritage. At the planning proposal stage, no ground disturbance is
proposed, and further heritage assessment is not warranted prior to the Gateway determination.

ROAD NETWORK

The site has access to several road frontages:

e Strikes Lane being a gravel road,

e Black Springs Road being tar sealed,

e Crowley’s Lane being a sealed road; and
e Unnamed gravel road 20.115m wide.

ESSENTIAL SERVICES

Electricity and telecommunication services are all available on the subject land and can be readily
extended to service all lots within the development. Consultation with relevant authorities would be
required at the development stage.
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DRAINAGE AND FLOODING

The site is located outside of the associated Flood Planning Area identified under MWRLEP. The site
conlains several mapped riparian environments, including first and second order streams (refer to
Figure 8). Thc watercourses follow the topographic features with first order watercourses
ariginating in the hill areas with averland flow occurring through the system of unnamed drainage
lines, which drain to Pipe Clay Creek and ultimately the Cudgegong River.

Deaesyto Ang Ciay Crees

N,

{Excerpt NSW Department ol Lands {2006} Mudgee 8832-4N First Edition Topographic Map 1:25000)
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PART 1 - OBJECTIVES AND INTENDED OUTCOMES OF
THE P
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STATEMENT OF INTENDED QUTCOMES

The Planning Proposal is consistent with the CLUS and seeks to amend the Mid-Weslern Regional
LEP 2012, to facilitate the development of five (5) rural lifestyle lots.

The planning proposal inlends Lo:

e Support the CLUS intention to provide a rural lifestyle development within the identified
‘short lerm’ opportunity area.

¢ Amend the corresponding zone maps to change the RU1 Primary Production land to RS
Large Lot Residential.

o Amend the corresponding lot size maps for the identified parcel to reduce the minimum lot
size to accommodate the concept devetopment.

The objectives of the proposed R5 large Lots Residential zone align with the vision for future
developmenl of lhe site. The concept plan as a whole provides a [easible option to provide

residential housing in a rural setting while preserving and minimising impacls on, environmentally
sensilive locations and scenic quality.

POLICY CONTEX'T

The Tramework as established within the CLUS, is Lhe basis on which the oppartunities for this
planning proposal have been explored and policy basis. The CLUS identifies opportunities for rural
lifestyle opportunities. The subject site falls within the mapped short-term ‘Rural lifestyle
opportunity areas — 15km offset area surrounding Mudgee’, prioritised lor rural lifestyle
development within the CLUS.

As such, this planning proposal is consistent with the CLUS.
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DETAILS OF THE PROPOSED ACTIVITY TO BE CARRIED OUT - CONCEPT
PLAN

The purpose of this planning proposal is to alter the applicable zone and minimum lot size or
through an amendment to Schedule 1, to enable up to five (5) rural lifestyle lots within the available
approx 82.03ha. The type of proposed development has been explored in concept plans prepared
by Jabek Pty Ltd on behalf of Mr and Mrs R & L Alien (provided as Appendix B: Concept Plan). The
proposed concept development plan is consistent with the objectives of the RS Large Lot Residential
zone. The concept for future development proposes four lots generally having areas of the
minimum of 12ha. No constraints have been identified to suggest that larger lots would be required
to provide adequate opportunity for future dwellings. With a fifth lot with an approx 4ha building
envelope within cleared land (future R5 zone) combined with an additional 30.2ha of £3 zoned land.
The concept plan illustrates the preferred option for development of the site for residential
subdivision. In this optlion Lhe existing dwelling is localed wilhin proposed lol 3. The concepl
represents a density of 0.06 lots per hectare. Refer to the overview of the concept plan below.

Rezone from RU1 Primary \ STRIKES LANE
Production to RS large Lot
Residential [ e
2 ‘
(= 12ha By
B SRR
-4
Retain E3 Environmental = 2 8
Management zane G 12ha i
R il e 1E ol
y ¢
\ BIBA L 4 g 12ha é §
Sl - : ; EXISTING
P8 : - % 12na el g
5 P o  mm_
15186 3402“3 I CROWLEYS LANE
. (30 o)
5 RU) 3
B0 = ) &
S A 'I (3.8na)
351 17245 nz
ROAD 20,115 WIDE Proposed Lot § with
e— 1 dwelling entitlement
s ania POR oy " {bullding envelope within
e area of proposed RS zone)

Fleure ¥ Overviaw of Concapt Plan
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PART 2 - EXPLANATION OF PROVISIONS

It is intended that the objectives and intended outcomes described in Part 1 will be achieved by the
following:

1.

Land Zoning Map {(Sheet LZN_006) and Land Zoning Map (Sheet LZN_006F) where these
maps depict the subject land, i.e. Lot 110 DP1029542, it is proposed to be amended to
replace the RU1 Primary Production zoned land wilh (he R5 Large Lol Residential zone.

Lol Size Map (Sheet 1SZ_006F) and Lot Size Man {Sheet 1S7_006) where these maps depict
the subject land, i.e. Lot 110 DP1029542, it is proposed to be amended to correlate the RS
zone to the AB212ha minimum lot size. Except for the area of proposed Lot 5 whereby a

minimum of 34ha is proposed for that parcel.
(Note: this relates to the intention to achieve 1 dwelling entitlement for the Lot 5,
through application of sub-clause 4.2A(3)(a) of the MWRLEP 2012; referring to a lot that

is created being at least the minimum size shown on he Lot Size Map in relalion to that
land).

Alternatively Schedule 1 use for the dwelling entitlement for proposed lot 5 is considered possible in
this instance.
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PART 3 - JUSTIFICATION

This section sets out the reasoning for the proposed changes to the LEP, taking into consideration
the intended outcomes and objectives outlined. The following questions are based on requirements
contained in DoP’s A guide to preparing planning proposols (July 2009} and address the need for the
planning proposal, relationship to strategic planning framework, environmental, social and economic
impacts and its effect on State and Commonwealth interests.

SECTION A - NEED FOR THE PLANNING PROPOSAL

0. 1. fs the J'r_'--;-;,-r'p.fln.;,’-u.rrf!'r N | '.’-,’frn;'[rJH"-:'Ju.'-:l':' feeely 1ar reporl?

Yes. The Planning Proposal stems from oppartunities identified in the Mid-Western Regional
Comprehensive Land Use Strategy for residential development, as well as being zligned with Mid-
Western Region Community Plan towards 2030 and Mid-Western Regional Council’s Fconomic
Strategy as discussed below.

Mid-Western Regional Draft Comprehensive Land Use Strategy (CLUS)

The Mid-Western Regional Council has prepared the CLUS, which provides clear direction for growth
for the next 15-20 years. The Strategy has informed the comprechensive MWRLEP and provides a
context for future land use. The subject site falls within the Opportunity Area C- Rural Lifestyle
Opportunities 15km Offset Arca Surrounding Mudgee {Figure 4-3 of the CLUS) {refer to Figure 10). .
The purpose of the Opportunity Areas in the CLUS was to identify areas that are within 15km from
Mudgee with good road access and in areas that were already compromised in terms of prime
agricultural land. This planning proposal is consistent with the CLUS and the objectives of the zone,
as the land will supply Large Lot Residential land in accordance with the zone objectives.
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The site is compromised in terms of neighbouring development in that it is surrounded by small lots
with existing dwellings. The continued operation of the site as a rural holding is limited. It is
envisaged through the CLUS opportunities being realised and reduction in lot size that more
agricultural uses will be replaced by rural - residential lifestyle uses in the locality and the current

interface pressure on the E3 land would be also replaced as this land is associated with a lifestyle
selling having unigue aesthetic and ecological values.

Rezoning ol Lhe block provides an opportunity to increase density without any additional demand
on services, as the following attributes support the planning proposal:

e Good road access;

e Gentle topography in cleared areas providing building oppor lunities;

o Electricity;

e Schanl hus services;

e Close to Mudgee and within travelling distance to the mines;

e Proximity to currently developed existing RS zoned lots, & undersized RUL lols wilh

dwellings.

The E3 Envitonmental Management zoned land was not intended Lo be included in the lifestyle
opportunities in the CLUS. As such, how this fand fits into the planning proposal concept, as part of
existing Lot 110 DP1029542, is discussed. The consolidation of E3 land in the locality is not likely due
to the fragmented ownership with adjoining smaller lifestyle lots and the accessibility issues present

due to topography. The E3 land is likely to be atlached Lo Lhe adjoining RU4 tand or R5 land rather
than additional E3 land.

Conflict between land uses generally can occur. Residential land use within E3 land may have impact
due to land clearing for associated building structures. Further agricultural land use adjacenl &/or
within E3 land may contribute to land clearing, weed invasion, and loss of understorey species due
to grazing pressure to the detriment of the ecology. With this in mind, Lo best deal with the land
attributes and reduce conflict and disturbance to the E3 zoned land four (4) key scenarios were
considered in constraints assessment.

Scenario 1: 2 x 12ha lots plus, attaching part of Lhe E3 zone with two additional proposed RS parcels
(i.e. approx 15ha of E3 with proposed Lots 3 & 4).

FTHIES L N
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Discussion:

Building opportunities are located in the proposed RS zone. Property boundary fences would be
required in the E3 zone. This option causes potential fragmentation of the E3 zone. This option
potentially has an adverse effect on the values of the E3 zone and was not pursued further.

Scenario 2: Retain the 30.2ha of £3 zoned land with a min 12ha of R5 zoned land creating a lot of
approx 42ha plus 3 additional lots of min 12ha zoned RS.

(F343%]

| W WY e

e

Discussion:

The proposed lot 4 in this option could continue operating as a small grazing farm/hohby farm. The
fringe of the E3 land could be included in farm/grazing area. The protection of the E3 land for
ecological value could be improved upon by reducing the agricultural land use association. Also this
option does not maximise the site’s potential for rural lifestyle opportunities.

Scenario 3: Retain the 30.2ha of E3 zoned land with a min 10ha of R5 zoned land creating a lot of
approx 40.2ha plus 4 additional lots of 11ha & 10ha zoned R5.

"'\ STRKES LANE

1
®5) 10ha 3
2 1om
(RS}
"L 210 11ha 11hs
4 3
] RS
A 30.2ha #3) (?3)
s 1
— [E3+RS) ROMET LN
Tot 40.2hs
[ RO 10ha (r5)

Wang
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Discussion:

This concept has taken into consideration the occurrence of undersized allotments in the location
and options Lo provide a greater opportunity for dwelling sites within R5 land associated with the
proposed lot 5, including Lhe E3 zoned land. The CLUS indicates that the minimum lot size for rural
lifestyle will be 12ha where reticulated water and sewer is not available, citing a more sustainable
use of ground and surface water resources. Due to the vicinity of Mudgee to the development site
and the patltern of surrounding development, lhis concepl could he applied withoul causing
incongruence with existing developed RS areas. However the option could indicate higher rural
densities within the 15km oftset of Mudgee area acceptable by Council it supported, rather than the
immediate vicinity of the town. This option has merit in preserving the C3 tand, and still achieving
rural lifestyle lots however the following scenario is the preferred option.

PROPOSED CONCEPT PLAN Scenario 4: Retain the 30.2ha of E3 zoned land with an approx 4ha
building site within the RS zone creating a lot of approx 34.02ha.

womt it LAl

Discussion:

This concept has sought to present the best use of land to increase the density in accordance with
the CLUS, without any additional demand for services. The size of the proposed lot 5 (i.e. land
including the E3 portion) with a designated building site of approx 4ha in the R5 zone, provides a
lifestyle opportunity to the land and custodian for the E3 land. For the long term the envisaged use
of the F3 land would become passive, with the residential buildings within the R5 zoned & cleared
land. Reducing the agricultural potential of the land will reduce the potential conflict between such
land uses and environmental aspects. The E3 land would contribute part of the aesthetic appeal of
the location, with adequate separation of future dwelling sites zble to be achieved. Potential
fragmentation of the E3 land is not increased greater than the status quo. In terms of the objectives
of the E3 zone, this concept protects the value of the land for ecological and aesthetic value.
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Overall Scenario 4 was adopted as the preferred concept as:

s The opportunities identified under the CLUS were maximised;
s Consistency with objectives of the LEP and standards in the CLUS are demonstrated;

e Conflict minimisation with residential opportunities and protection measures for ecological
and aesthetically valuable land is inherent in the design.
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Draft Mid-Western Region Towards 2030 Community Plan

Goals of the Community Plan and how the Planning Proposal achieves these, is discussed in the table

below correlating to strategies identified in the Plan.

Goal Strategy From Community Plan

Planning Proposal/Response

Theme 1: Looking after our Community =
2. Vibrant towns Make available diverse, sustainable,
and Villages adaptable and affordable housing options

throurh effective and use planning
n i ng

arough €ireduve anG Lsc plann

Theme 2: Protecting our Natural Environment

1. Protect and Ensure land use planning and
enhance our management enhances and protects
natural biodiversity and natural heritage.

environment N - ) i -
Minimise the impact of mining and other
development on the envircnment both
natural and built.

Theme 3: Building a Strong Local Economy

The utilisation of land that has available
infrastructure is effective and efficient
planning. The planning proposal will
provide 4 new rural lifestyle entitlements
neas Mudgee in supporl of opportunilies
identified under the CLUS.

Biodiversity outcomes have been
considered in the proposal with oplions Lo
reduce impact on E£3 zoned land
considered.

Environmental mitigation measures were
included in the concept pfan. Scenic and
aesthetic impacts ns well as reducing land
use conflict have been considered with
measures to minimise impact inherent in
the concept design.

3._High quality Ensure an adequate supply of available
sustainable land that supports economic diversity and
development encourages growth,

Mid-Western Regional Economic Development Strategy

The Planning Proposal is in line with the
CLUS release of short term supply of rural
lifestyle lots within 15km radius of
Mudgee.

Mid-Western Regional Council has prepared an Economic Development Stralegy (EDS)} outlining a
future economic direction for the Regional in the next 10 years, to June 2020. The EDS provides a
broad framework for the various lead sgencies and stakeholders involved in economic development
to identify their roles and cngage in ccanomic development initiatives for the Region.

Availability of residential land has not been identified as a key principle that will influence economic
development in the region for the future. However maintaining adequate residential land supply
will support Council in efforts to deliver projects that maximise local opportunities and economic

benefits in line with the Economic Development Strategy.
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State and Regional Policies

There is no specific State or Regional Environmental Plan that addresses the Mid-Western Regional
LGA.

Q.2 s e planning proposal the best mieans of achieving the objectives o incended

nutcomes, oris there a hetterway?

Yes. It is considered that the Flanning Proposal is the best means of achieving the intended
outcomes. The use of the lot size map to associate dwelling entitlement is consistent with the
objectives of Clause 4.2A of the Mid-Western Regional Local Environmental Plan 2012, and
provisions of subclause 4.2A(3)(a). This subclause states:

“(3) Development consent must not be granted for the erection of a dwelling house or dual
occupancy on land in a zone to which this cluse applies, and on which no dwelling house or dual
occupancy has been erected, unless the land:

{a) is a lot that is at least the minimum lot size shown on the Lot Size Map in relation to that
land,”

Alternative planning mechanisms may be used to achieve the outcome of the preferred concept
plan. For example: in addition to the rezoning of the RU1 Primary Production land to R5 Large Lot
Residential -inclusion of the land in ‘Schedule 1 Additional permitted uses’ to achieve the additional
dwelling entitiement (associated with proposed lot 5). The mechanism used to achieve the concept
may have to be considerate to precedent being set as to the application of the LEP provisions to
other scenarios, and whether the use of Schedule 1 is appropriate. Other oplions may include
variations of standards or adoption of localised controls.

0.3, [sthere anet comnnity henefic?

The proposed residential development is considered likely to achieve a net community benefit, as
determined by the application of the Net Community Benefit Test adapted from the Draft Centres
Policy: Planning for retail and commercial development (April 2009), which provides a series of
questions to determine the nature of a Planning Proposal, as detailed in Table 1 below. A net
community benefit arises where the sum of all the benefits of rezoning outweigh the sum of all
costs.

The assessment evaluates the external costs and benefits of the proposal (i.e. the externalities). The
assessment generally assumes that any private costs will be cancelled out by any private benefits.
Net Community Benefit Test is not a quantitative test, but useful tool to inform debate and help
decision making on planning proposals.

The merits of the rezoning proposal have been cansidered against the base case, being ‘no change’ to
zoning/retaining the status quo.
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Will the LEP be compatible with
agreed State and regioncl
strategic directton for
development in the area (e.g.
fand reiease, stralegic corridors,
development within 800 imeties
of a transit node)?

There are no applicable State or Regional strategic directions for
development. However, the development is consistent with the
Mid-Western Regional Comprehensive Land Use Strategy (CLUS).

The NSW Government is currently preparing a draft strategic
regional land use plan for the Weslern region.

Is the LFP located in a
global/regional cily, strotegic
centre or corridor nominated
within the Metropolitan Strateqy
or olther reginnal/sub-regional
strategy?

Is the LEP likely to create o
precedent or create or change
the expectutions of the
landowner or other landholders?

Have the cumulative effects of

other spot rezoning propasals in
the locality been considered?
What was the cutcome of these
considerations?

Will the LEP fucilitate o
permanent employment
generating aclivity or result in a
loss of employment lands?

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

No.

No. The planning proposal has been discussed with Council’s
planning stafl. The proposal to rezone to RS will nol sel a
precedent that is inconsistent wilh strategic documents, in thdat
the change is in line with the CLUS.

Dwelling entitlement for land inclusive of the E3 zone provides a
building sile in the R5 zone. [n terms of precedent there are
limited opportunities in areas within 15km radius of Mudgee for
rural lifestyle lots associated with new R5 large lol subdivisions.
If there are circumstances, where reducing agricultural pressure
on E3 land is beneficial and achieved by associating the land
with an attached RS lifestyle subdivision, then those could be
considered on merit hy MWRC,

The MWRLEP commenced on 10 Augusl 2012, There has been
one identified rezoning proposal in the locality under the LEP.
The proposal rezoned a parcel to achieve one additional
dwelling entitlement for a parcel located on Black Springs Road,
just falling oulside the area CLUS opportunity area. The
cumulative effect of the rezoning is to ieinforce the rural
residential lifestyle nature of the locality.

The MWRLEP amendment will not facilitate a permanent
employment  gencerating  aclivity o1 result in a loss  of
employment lands,

Yes. The proposal provides rural lifestyle lots utilising existing
compromised cleared land to greater potential, where
infrastructure and services are available.

Rural lifestyle land supply for the short Lo medium term within
15km of Mudgee may be affected by the planning proposal. The
planning proposal seeks to provide for residential uses which
retain the unique quality lifestyle concept established in the
locality. The unique topography and scenic qualities of the land
provide opportunity for a worthy development.

. _— ]
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Is the existing public
infrastructure (roads, rail,
utilities) capable of servicing the
proposed site? Is there good
pedestrian and cycling access? Is
public transport currently
available or is there
infrastructure capocity to support
future public transport?

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 sne is well servnced by road and other essentlal services.
Access is provided to Backsprings Road, Strikes Lane and
Crowley's Lane.

The rural setting does not provide cycling access or public
transport. The site is on current school bus route to Mudgee.

The distances travelled will not be affected. The proposal will
facilitate new rural lifestyle lots with new accesses to existing
roads.

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
expecled impact?

No.

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

The land has been identified for rural residential use by local
strategic planning processes. The E3 zoned land correlates to
mapped Biodiversity Sensitive land under the MWRLEP 2012.
Minimisation of impact to these areas is sought and no
additional impact is assumed when compared to the base
scenario.

The site is not within an identified Flood Planning Area under
MWRLEP 2102.

Will the LEP be
compatible/complementary with
surrounding land uses? What is
the impact on amenity in the
location and wider community?

The proposed use of the land for lifestyle lots is comparable to
the existing surrounding land use. Generally lots in the area
bounded by Black Springs Road, Church Lane and Ulan Road are
generally development conforming to the R5 zone
characteristics. The proposed use will not adversely impact on
amenity of the existing dwelling, as the concept plan has
addressed integration with existing development.

Will the public domain impiove?

Will the proposal increase choice
and competition by increasing

N/A

It is anticipated that Council’'s planning instruments will ensure
that adequate sctbacks for futurc housing development is
provided along the boundaries of the site to ensure safety and
amenity is not compromised from the public domain.

N/A

Page 30 of 55
Last printed 14/11/2013




the number of retail and

S A ) S AR Y 'iv-"lkf_-e'.'-'-'!-"'.-- Hlanning i'|"'"<i.[._f_fl..

commercial premises operating
in the area?

If o stund alone proposal and nol N/A
a centre, does the proposal have The MWRLEP amendment wculd not have the potential to
the potential to develop inlo a develop into a centre.

cenlre in the future?

What rire the nublic interecl The MWRLEP amendment is inlended to [adilitale the
:easoncforpr‘eparing the draft development of rural lifestyle land, suppoited by the zoning,
plan? What are the implications | and strategically in the CLUS. The proposal serves to improve
of nol proceeding at that time? the public interest through reducing the pressure on the existing

rural housing stock near Mudgee, and provides the hest use nf
land without creating demand for new services.

Should the planning proposal not proceed, future RS
development is unlikely in the short term to be approved on Lhe
sitc at the proposed density inline with strategic planning,

SECTION B - RELATIONSHIP TO THE STRATEGIC PLANNING FRAMEWORK

There are no regional strategies in place relevant to the planning proposal.

Yes. Alsorefer to PART 1 and Q.1.
The relevant local strategic plans are discussed:

The Rural Residential !Industrial and Residential Strategy was prepared for the Mudgee Shire Council
and did nol address the full Mid Western Region. This document has been superseded by the Mid-
Western Regional Comprehensive Land Use Strategy prepared by Parsons Brinckerhoff (October
2009) and provides a basis for identifying options for Mid-Western Regional lccal government area
to meel long lerm urban and rural growth needs. The CLUS provides a contexl for future land use
and informed the preparation of the MWRLEP (gazetted on 10 August 2012). It is the CIUS that
identifies the subject land as within the ‘Rural Lifestyle Opportunity area’ for land within a 15km
radius of Mudgee. As such the proposal is consistent with the CLUS.

Other reporls Lthat have stralegic planning relevance have been considered. The Mid-Western
Regional — Local Services Assessment Report prepared by Mandis Roberts, addresses the demand
and supply of residential land in Mudgee. This report was released by Department of Planning and
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Infrastructure in August 2012 and provides the latest data in terms of population forecasts. The
report reviews residential land supply, and updates the lot requirements based on the revised
population growth predictions. This report shows a lol requirement ol 5096 by 2021 and a lol
deficiency of 3896. The 2021 lot requirement is based on the long term predicted ratio of 0.56 lots
for every new resident, derived from the CLUS (Mandis Roberts, 2012 p 40).

The report has indicated that without significant efforts to increase housing stock the short term to
medium term impacts may potentially price those out of the market that are not directly benefitting
from mining activity. Strategic planning for growth of Mudgee continues by MWRC. This proposal
however does not seek to address any potential fand shortage identified outside the population
forecasts of the CLUS.

Overall it is considered that the planning proposal is consistent with Council’s local strategic
planning.
The planning proposal will have positive consequences, due to:

e Thesite’s proximity to the adjoining R5 developed land,

e Being within the CLUS strategic plan opportunity area i.e. meeting expectations for future

development,
e Provision of services is achievable, and
e Transport linkages are supported with tar sealed road access.

In summary, the proposed development is consistent with the MWRLEP as well as the CLUS in that
the location is identified for rural lifestyle development, services are available for the development,
the type of land use is compatible with the surrounding land uses and would not cause any adverse
impacts to the surrounding locality and provides a net community benefit as described.
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Yes. The Planning Proposal is considered to be consistent with applicable State Environmental

Planning Policies as discussed below.

1 Neasnlamean Crnmdnrds
p= Ucvcluplllcllt Standards

4 — Development without consent
6 - Number of Storeys

Mot refevant to planning praposal.
Not relevant to planning proposal.

Not relevant to planning proposal,

10 - Relention of Low Cosl Rental Accommodalion

Nol relevant Lo planning proposal.

14 — Coastal Wetlands

19 - Bushland in Urban Areas
21 — Caravan Parks B T
22 — Shops and Commercial Premises
26 — Littoral Rainforests

29 — Western Sydney Recreation Area

30 — Intensive Agriculture o
32 —Urban Consolication (Redevelopment of Urban Land)

33 — Hazardous and Offensive Development

36 ~ Manufactured Ilome tstates -

39 — Spit Island Bird Habitat

Nol relevant to planning proposal.

Not relevant to planning proposal.
Not relevant to planning proposal.
Not relevant to planning proposal.
Not relevant to planning propasal.
Not relevant to planning proposal.
Not relevant to planning propaosal.
Not relevant to planning proposal.
Not relevant Lo planning proposal.

Not relevant to planning proposal.

41 — Casino Entertainment Complex
44 - Koala Habitat Protection
47 — Moore Park Showground

50 — Canal Estate Development

52 — Farm Dams and other warks in Land and water M_anagement
Plan Areas

53 — Metropolitan Residential Development
55 — Remediation of Land

59 — Central Western Sydney tconomic and Lmployment Area
60 - Fxemnt and Complying Development

62 — Sustainable Aguacultuie

64 — Advertising and Signage

G5 -- Nesign Quality of Residential Flat Development

/0 — Affordable Housing
71— (‘.nac._tr-ll Protection
BASIX 2004

Exempt and Complying Developmeant Codes 2008

Housing for Seniots or People with a Disability 2009

Not relevant to planning proposal.
Not relevant to planning proposal.
Not relevant to planning proposal.
Not relevant to planning proposal.
Not relevant to planning p'roposal.

‘Not relevant to planning proposal.

Not relevant to planning propasal. See
comments below.

Not relevant to plarning proposal.

Not relevant to plarning proposal.

Not relevant to plarning proposal.

Not relevant to plarning proposal.

Not relevant to pianning proposal,
Residential flat buildings are prohihited
in the zone.

Not relevant to plarning pmpma_l.

Nol relevant to planning proposal.

Future developmenrt tor housing will he
required to address the provisions of
BASIX,

Not relevant to planning proposal,

Future development will be able tc
deliver accessible housing.

_Infrastructure 2007

Not relevant to planning proposal.

Kosciusko National Park — Alpine Resorts 200/

Not relevant to planning proposal.

Major Development 2005 B
Sydney Region Growth Centres 2006

Not relevant to planning proposal.
Not relevant to planning proposal.

Mining and Petroleum Praduction and Extractive Industries 2007

Not relevant to planning proposal.
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Temporary Structures and Places of Public Entertainment 2007

Not relevant to planning proposal.

Rural Lands 2008

Western Sydney Employment Area 2009

The proposal aims to reduce impacts and _

does not fragment ruraf land.
Not relevant to planning proposal.

Western Sydney Parklands 2009

Not relevant to planning proposal.

Affordable Rental Housing

Through the provision of a variety of lot
sizes, the future housing will potentially
cater to a range of income levels. An
objective of the planning proposal is to
preventing housing affordability issues
from escalating as identifled in the Local
Services Assessment.

State Environmental Planning Policy No. 55 — Remediation of Land

State Environmental Planning Policy No. 55 — Remediation of Land (SEPP 55} applies to the whole of
the State of NSW and is required to be considered in a rezoning proposal under Clause 6 of SEPP 55.
Given the previous use of the site (i.e. residential component and grazing) the likelihood of
contamination indicating the land is not suitable for the proposed concept is minimal.

Any localised surface soil contamination will require remediation beflore the land can be used for
residential development. Should remediation be required, it is anticipated that this can occur at
future development application stage. The Planning Proposal is not inconsistent with SEPP 55.
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Section 117 of the Environmental Planning and Assessment Act 1979 (EP&A Act) enables the
Minister for Planning and Infrastructure to issue directions regarding the content of LEPs to the
extent that the content must achieve or give effect to particular principles, aims, objectives or
policies set out in those directions. An overview of applicable directions and corpliance is included

s PN NN DN PWN W

Business and Incustrial Zones

NA

Mining, Petroleum Production and
Cxtractive Industries
Oyster Aquacullure

This direction applies-to rezoning of the rural zoned land 1o a
residential zoning. The proposed rezoning is justified by the local
strategic plan i.e. Comprehensive Land Usc Strategy (CLUS).

N/A

N/A

Rural lands are included in the Planning Proposal; hence
consistency with Rural Planning Principles listed in State
Environmental Planning Policy (Rural) Lands 2008 is requied o
be established. See comments helow.

Environment Protection Zones

The direction applies as E3 land is atiached to land included with
an associated dwelling entitlement. The proposal does not
reduce the environmental protection standards for E3 land.
Minimum lot size standard does not imply inconsistency with
reference to clause (5) and SEPP (Rural Lands) 2008. Scc
comments below.

Coastal Protection

Heritage Conservation

N/A

No items of European heritage have been identified in the subject
site. The site may contain Aboriginal objects thal dre prolecled
under the National Parks and Wilclife Act 1974, The planning
propesal adopts measures that facilitate the conservaticn of
environmenial heritage. The future suhdivision plan can be

Recrealion Vehicle Areas
Residential Zones
Caravan Parks and Manufaclured

w

Home Occupations

Integrating Land Use and Transport i

The planning prcposal is consistent with this Direction, and the
capacity for dwellings to accommodate small businesses will not
be hindered.

The proposal has censidered the existing infrastruclure, rural
residential development patterns, and local transpart issues
when developing the concept plan for future subdivision. The
planning propoesal will build upon the existing level of access.

N/A

Shooting Ranges

N/A

Acid Sulfate Soils

N/A

Mine Subsidence and Unstable

Flood Prone Land

=

N/A

_N/A
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4.4  Planning for Bushfire Protection Mid-Western Regional LGA has a bushfire prone land map
prepared under s146 of the Environmental Planning and
Assessment Act 1979. The planning proposal is partially affected
hy the mapped hushfire prone land. The planning proposal does
not hinder adjoining lands from complying with the provisions of
Planning for Bushfire Protection 2006. Dwelling sites/Building
opportunities occur outside the bushfire prone land.
5.1 Implementation of Regional N/A
Strategies o
5.2  Sydney Drinklng Water Catchment  N/A
5.3 Farmland of State and Regional N/A
Significance on the NSW Far North
Coast -
5.4  Commercial and Retail N/A
Development along the Pacific
Highway, North Coast . -
5.8 Second Sydney Airport: Badgerys N/A
Creek o
6.1  Approval and Referral This direction is to ensure that LEP provisions encourage the
Requirements efficient and appropriate assessment of development. The
planning proposal does not include LEP provisions requiring
concurrence, consultation or referral.
6.2  Reserving Land for Public Purposes  N/A
6.3  Site Specific Provisions N/A
7.1  Implementation of the N/A

Metrapolitan Plan for Sydney 2036

The Planning Proposal is considered to be consistent with the applicable Ministerial directions as

identified above.

SEPP (Rural Lands) 2008

“Rural Planning Principles

The Rural Planning Principles are as follows:
{a) the promotion and protection of opportunities for current and potential productive and
sustainable economic activities in rural areas,
(b) recognition of the importance of rural lands and agriculture and the changing nature of
agricuiture and of trends, demands and issues in agriculture in the area, region or

State,

(c) recognition of the significance of rural land uses to the State and rural communities,
including the social and economic benefits of rural land use and development,
(d) in planning for rural lands, to balance the social, economic and environmental interests

of the community,

(e) the identification and protection of natural resources, having regard to maintaining
biodiversity, the protection of native vegetation, the importance of water resources
and avoiding constrained land,

(f) the provision of opportunities for rural lifestyle, settlement and housing that contribute
tc the social and economic welfare of rural communities,

{g) the consideration of impacts on services and infrastructure ond appropriate location
when providing for rural housing,

(h) ensuring consistency with any applicable regional strategy of the Department of
Planning or any applicable local strategy endorsed by the Director-General.”
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“8 Rural Subdivision Principles
The Rural Subdivision Principles are as follows:

(a) the minimisation of rural land fragmentation,

(b} the minimisation of rural land use conflicts, particularly between residential land uses
and other rural land uses,

(c) the consideration of the nature of existing agricultural holdings and the existing and

plonned future supply of rural residential land when considering lot sizes for rural
lands,

(d) the consideration of the natural and physical constraints and opportunities of land,
{e) ensuring that planning for dwelling opportunities takes account of those constraints.”

. omments:

The proposed development does not hinder the future residential development of the locality in
accordance with the local planning provisions. The proposal aims to contribute to the social and
economic welfare of the rural community of Mudgee, through providing a diversity of lifestyle
opportunities. The proposal includes combinalions of lower lying land that has been historically
cleared and olher land that is elevated with other certain aesthetic appeal.

Opportunities for other supported economic activities such as hame industries are not hindered by
the propaosal. Similarly, the continued use of surrounding land for other intensive agricultural
pursuits is not hindered, as residential components are able to be separated by physical teatures
such as lopography, walercourses and road reserves as well as distance from such rural land uses.
However it is acknowledged that the trend for the locality and further to the north is development
as a rural lifestyle district rather than agricultural interests. With reference to the number of existing
dwellings within existing undersized rural properties, this trend is likely to continue in the future
with the support of strategic planning by MWRC.

These aspects are balanced by the implications of occurring E3 Environmental Management zoned
land, which balances the social and economic uses with focus on the environmental interests of the
community. Restriction of impact on biodiversity sensitive land is necessary to demonstrate
consistency with the rural planning principles. The development concept avoids impact 1o such
constrained land with all access infrastructure and future buildings outside of this land. The fulure
passive use associated with residential lifestyle development will reduce the rural land use conflict
between agriculture and environmental outcomes.

The CLUS identifies the subject land for addilional litestyle lots within a 15km radius of Mudgee
This mapping however does not imply that the land is not without conslraint for this purpose. The
concept plan has sought to cnsure that planning for dwelling opportunities takes appropriate
account of those constrainis. The size of future proposed lots and land use conflicts identified
support that the site is suitable for future development, as described in this planning proposal.

Overall, the opportunity for development is aligned with the strategic planning undertaken. Further
it is on this basis and the references above that the concept plan is consistent with the 'Rural
Planning Principles’ and ‘Rural Subdivision Principles’.
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SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

i (s therve any likelilood v Coitical Halitat or threatensd species, popudations o
cedigical connoitics, or thedr hoabitets, will He odversely afjected gy a reselt of

the proposal?

The subject site is identified as having some high biodiversity sensitivity on the Sensitivity
Biodiversity Map (BIO_006) within MWRLEP {see map excerpt below). This correlates approximately
to the E3 Environmental Management zoning. The planning proposal is not likely to cause any
detrimental impact on criticai habitat or threatened species, popuiations or ecoiogicai communities.
Future dwelling sites are located in cleared areas. Site specific flora and fauna assessment has not
been carried out at this stage.

Blodiversity
Bl High Biodiversily Sens:tivity
B Modarate Biodiversity Sensitivity

0.0, dre there oy other likely envirommental effects as a resualt of the planning
propasal and how are they proposed to he managed?

The planning proposal has identified known environmental issues. Environmental issues are able to
be addressed as part of a Development Application process.

with reference to A Guide to Preparing Planning Proposals, technical studies to address an identified
issue should be undertaken following the initial Gateway determination. Such studies together with
community and public authority consultation can explore the mitigation of any potential impacts.
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Other potential impacts of the planning proposal and subsequent development of the site include
the demand for Infrastructure and utility services and demand for community facilities and social
services. It is considered that the site can be adequately serviced with the existing infrastructure
without placing undue demand on services in Mudgee (see Q11 below). The proposal secures the

1ot yields recognised in the CLUS.

SECTION D - STATE AND COMMONWEALTH INTERESTS

The Local Services Assessment prepared by Mandis Roberts referred to public infrastructure issues in
addition to the land and housing shortage. Key findings of the report indicate that preschools and
early childhood centres have capacily constraints. Capacity constraints are likely to be reached in

the near fulure. However, NSW Health reports that the existing system is considered adequale to
cope with growth.

Transport pressure on roads is also acknowledged, with those roads servicing the mining seclor
highlighted. This will include the Ulan Road. Ulan Road forms a road corridor connecting north
Mudgee to the Mudgee CBD, which would be part of the route to Mudgee from the subject land
from Black Springs Road. Airport and rail infrastructure is adequate. Though the development of
the land will increase traffic on the road system due to the additional 4 dwellings, the roads have
capacity to handle the minor increase in traffic.

The site has existing electricity canneclion as discussed. Mudgee waste management facilities will
face capacity in the medium term. The concept plan will increase waste generated by 4 additicnal
dwelling entitlements. Waste treatment facilities are sufficient to cater for the increase in waste.

Accessibility of passive recreational areas within vicinity Lo the subject arca is not of significance due

to the nature of the rural lifestyle lots. The parks and sporting grounds in Mudgee would he closest
Lo the land.

Demand on public infrastructure will require consultalion with appropriate public authorities;
however the current infrastructure is considered sufficient to provide for the future residential
development and therefore is considered acceptable for the Planning Proposal.
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fouf 2 Whet are the vicwy of State and Conomomwealtlhe Pullic Authovitios coasalted in
gqecerdaace aweith the goteway deterinination. and have they sestdied Taoany

variations to the Floning proposall

A summary of the views of State and Commonwealth Public Authorities will be provided following

gateway determination.
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PART 4 - DETAILS OF THE COMMUNITY
CONSULTATION THAT IS TO BE UNDERTAKEN ON THE
PLANNING PROPOSAL

Community consultation for the Plunning Proposal would be undertaken in accordance with the
consultation requirements sel out in A guide to preparing local environmental plans (DoP 2009).

i - e [T e By | P .V Ty = I
this Planning Proposal are expected to be con

i e
Department of Planning and Infrastructure (DP&I) at the gateway determination.

CONCLUSION

This Planning Proposal relates to an amendment to Mid-Western Regional Local Environmental Plan
2012 for land at Lot 110 DP1029542, 277 Black Springs Road, Mudgee. The aim of this report has
been to describe the proposed amendment to the Mid-Western Regional Local Environmental Plan
2012 to permit the development of rural lifestyle lots to minimum 12ha on the site.

The need for mitigation of significant environmental, social or economic impacls to the surrounding
locality has not been identified. The proposal is consistent with the applicable strategic planning
framewaorks as demonstrated in this report. The changes proposed will address the short to medium
terms supply of rural lifestyle lots within close vicinity to Mudgee and remains in line with the
currcent LEP zone objectives and Comprehensive Land Use Strategy.
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Ak |otticeor AHIMS Web Services (AWS)
NSW | % Heritage Search Result Your Ref Hum»er - Alen AS3

Client Service 1D 2 109410

Minespes Pty Ltd

Units 1 and 2 73 Market Street
Mudgee New South Wales 2850
Atlention: Emma Yule

Date: 22 August 2013

Envanil: emmayule@mivespex.com.au
ear Sir oy Madam:

ALLIMS Web Service search for the following area at Lot 140, DP:DP1029542 with a Buffer of 200 meters,
conducted by E yul 224 2013

The vontext area of yaur search Is shown In the map below, Please note that the map does notaccurately
display the exact boundarices of the search as defined In the paragraph above. The map Is to be used for
general reference purposes only.

(AT -.,--,,c

DA IBEIIIOY, ricd e

A search of the Office of the Environment and Herltage AHIMS Web Services (Aboriglnal Heritage Information
hManagement Systein) has shown that;

1jAbortginal sites are recorded in or near the above lacatlon.

AlAboriginal places have been declared in or near the above Jocation. *
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If your search shows Aboriginal sites vr places what should you do?

You imust do an estensive search if ABIMS has showi taat there are Aburiglnal sites ot places recosded I the
search area,

o Ilyou are checking AHIMS as a part of your due diligence, refer to the next steps of the Due Diligence Code ol
practice,

You can get further information about Aboriglnal places hy laoking at the gazertal notlce that declared it
Aboriglinal places gazetted after 2001 are available on the NSV Goverament Gazette

(htzp //wwiwnsw zovan/gazelte) webslte, Gazettal notices published prior to 2001 can be ohtalned from
Office of Environment and Herltage's Aboriginal Heritage Informatlon Unis upon request

Impoitant information about your AHIMS scarch
e The Information derived from the AHIMS search Is only to be used for the purpose for which It was requested.
It s not be made available to the public.
® AHIMS records Information abuut Aburighial sites that have been provided tw Office of Environment and
Heritage and Aborig nal places that have been declared by the Minister;
Information recorded on AHIMS may vary in its accuracy and may not be up to date .Location detalls are

°
racorded as grid references and It {s Important to note that there may be errors vr onilssions in these
recordings,

o Some parts of New South Wales have nct been Investigated in detsil and there may be fewar records of
Aboriginal sites [ those areas. These areas inay contaln Aborlginal sites which are not recorded on AHIMS.

e Aboriginal objects are protected under the Natlonal Parks and Wildkife Act 1974 even if they are not recorded
as a site on AHIMS.

o This search can form part of your due dlligence and remains valid for 12 months,

PO BOX 1967 Husteille NSW AN 3C &40 387271
A3 Hridge Sweet FIURSTVILLE NSW 2220 Email: ahims@ environment raw gov.au
Tel (022585 6343 (029385 C47] Fax (29385 G Web: waww.environment s gos an
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APPENDIX B - CONCEPT PLAN

Prepared by Jabek Pty Ltd.
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