PLANNING PROPOSAL

LOCAL GOVERNMENT AREA: The Hills Shire Council

NAME OF PLANNING PROPOSAL: Proposed The Hills Local Environmental Plan 2012
(Amendment No (#)) — amend Schedule 1 ‘Additional Permitted Uses’ of The Hills Local
Environmental Plan 2012 to permit with development consent ‘seniors housing’ at 26, 28
and 30 Norbrik Drive, Bella Vista.

ADDRESS OF LAND: 26, 28 and 30 Norbrik Drive, Bella Vista (Lots 1 and 2 DP1195652
and Lot 701 DP1198639)

SUMMARY OF HOUSING AND EMPLOYMENT YIELD:

EXISTING PROPOSED TOTAL YIELD
Dwellings 0 466 466
Jobs 0 120 120

SUPPORTING MATERIAL:

Attachment A Assessment Against State Environmental Planning Policies
Attachment B Assessment Against Section 117 Ministerial Directions

THE SITE:

The site consists of 26, 28 and 30 Norbrik Avenue, Bella Vista (outlined in red in Figure
1) and is located in the southern portion of the Circa Precinct. It is bounded by Norbrik
Drive to the north, the Quest serviced apartment development (currently under
construction) to the north east, low density residential dwellings to the south and Old
Windsor Road to the west.

The seniors living site is approximately 5.9 hectares of undeveloped land. Earthworks
have been undertaken on the site and there are a number of earth mounds that would
need to be removed or reshaped for future development to occur.

Figure 1
Site and Surrounds



BACKGROUND:

Mulpha Norwest Pty Ltd lodged a planning proposal to amend the planning controls
applicable to land known as the Circa Precinct in Bella Vista (part of the overall Norwest
Business Park). The planning proposal intends to facilitate development of an additional
450,000m2 of floor space (under the current controls 240,000m? could be delivered)
through a range of developments which could provide up to 25,000 additional jobs and
house more than 1,000 residents (in serviced apartments, aged care and retirement
facilities). It is seeking an increase in building height, increase in floor space ratio (FSR)
controls and the inclusion of additional land uses, being ‘seniors housing’. The Circa
Precinct contains four (4) sub-precincts: Core Commercial Precinct, Eastern Commercial
Precinct, Campus Precinct and Retirement Precinct.

The Circa Precinct is a large land holding. Given the scale of the proposal, it is likely to
take considerable time to assess. A number of key matters for consideration have been
identified:

e Building height impacts relating to the view corridors to and from the heritage
item Bella Vista Farm Park;

e Capacity of roads and intersections within and surrounding the precinct to
accommodate traffic, whilst noting that the Circa precinct is outside of the 800
metre walkable catchment of Norwest and Bella Vista stations;

e Consistency with the Bella Vista Station Structure Plan; and
e Consistency with Council’s Local Strategy for providing employment.

Given these complexities and the period likely required to address them, Mulpha Norwest
Pty Ltd have requested that the Seniors Lining Precinct amendment (inclusion of ‘seniors
housing’ as an additional permitted use) be pursued ahead of the remaining commercial
part of the Circa Precinct concept. This planning proposal only relates to the ‘seniors
housing’ additional permitted use for the Retirement Precinct portion of the entire Circa
Precinct. A planning proposal to facilitate the wider commercial development will be
considered by Council at a future meeting.

PART 1 OBJECTIVES OR INTENDED OUTCOME

The objective of the proposed LEP is to facilitate the development of a retirement
precinct consisting of a residential aged care facility and independent living units on the
site.

PART 2 EXPLANATION OF THE PROVISIONS

The proposed outcomes will be achieved by:
e Amendment to Schedule 1 ‘Additional Permitted Uses’ and the associated Additional
Permitted Uses Map to permit the use of land at 26, 28 and 30 Norbrik Drive, Bella

Vista (Lots 1 and 2 DP1195652 and Lot 701 DP1198639) for the purposes of ‘seniors
housing’ with development consent.

PART 3 JUSTIFICATION

SECTION A - NEED FOR THE PLANNING PROPOSAL
1. Is the planning proposal a result of any strategic study or report?

No, the planning proposal is not a result of any strategic study or report.



However, the planning proposal is considered the most appropriate solution to providing
additional seniors housing dwellings in this location.

RACF - 4 storeys

Building | - 6 storeys
Building J - 6 storeys

Building H - 4 storeys
Building G - 4 storeys
Building F - 4 storeys

Building A - 8 storeys

Building B - 8 storeys
Building C - 8 storeys :A Building E - 4 storeys

Building D - 8 storeys

Figure 2
Concept development showing building heights

2. Is the planning proposal the best means of achieving the objectives or intended
outcomes, or is there a better way? :

Yes, the planning proposal is considered to be the best way to achieve the intended
outcomes for the site. Within the B7 Business Park zone, ‘seniors housing’ is currently a
prohibited use, as is all residential accommodation. However, under State Environmental
Planning Policy (Housing for Seniors or People with a Disability) 2004, (Seniors Housing
SEPP) ‘seniors housing’ is made permissible despite the zone prohibition of this use.

The Seniors Housing SEPP only enables development up to two storeys in height, unless
residential flat buildings are also permissible, regardless of the maximum building height
applicable to the site.

Permitting residential flat buildings in the B7 Business Park zone, or rezoning the site to
a zone which permits ‘seniors housing’ would be contrary to the Local Strategy and
undermine the employment delivery objectives of the B7 zone. The retirement precinct
development on this site will provide employment in the health and personal care sectors
and is part of a wider strategy for the Circa Precinct that will deliver a substantial
amount of commercial floor space. This commercial floor space proposed in other parts
of the Circa precinct deliver additional jobs beyond what is possible under the current
controls.

Schedule 1 Additional Permitted Uses is the most appropriate way to facilitate the
retirement precinct concept. It will permit ‘seniors housing’ on the land and allow the
retirement precinct concept to be realised without undermining the objectives of the B7
Business Park zone and the Local Strategy for delivering employment.

SECTION B - RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK
3. Is the planning proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy (including the Sydney Metropolitan
. Strategy and exhibited draft strategies)?

Yes, the planning propbsal is generally consistent with the strategic planning framework.
Where there is an inconsistency, justification is provided below.



e A Plan for Growing Sydney

In the next 20 years, Sydney’s population will grow by 1.6 million people. To meet the
needs of a larger and changing population a wider variety of housing is needed to suit
the changing make-up of the population. More than 1 million people will be over the age
of 65 years by 2031.

Goal 2 of ‘A Plan for Growing Sydney’ is to ‘provide a city of housing choice’, with homes
that meet our needs and lifestyles. As the population ages, many people will choose to
downsize their homes. Most people will prefer to remain in their communities. Research
from the Metropolitan Development Program and the Demography Unit at the
Department of Planning and Environment estimates that around 50 per cent of people
looking to purchase a new residence stay within their current Local Government Area.
Housing choice is also increasingly about ‘universal housing’ that allows people to stay in
their home as they age. The private sector, supported by community groups and
governments, are making this type of housing more available. The proposal would
include dwellings that are designed in accordance with ‘universal housing’ principles.

The Hills Shire has an ageing population and delivery of this specific type of housing will
meet the metropolitan housing choice goal as well as a key need in the Shire. The
proposal will increase housing choice close to existing services and with access to public
transport. The retirement precinct in this location will provide housing choice for people
of retirement age and seniors, looking to downsize, remain close to family and maintain
social networks. Empty nesters and seniors were the two largest growing age groups in
The Hills Shire increasing from 13.6% of the Shire’s population to 16.6% from 2006 to
2011.

o North West Rail Link Corridor Strategy/Bella Vista Station Structure Plan

The site is identified in the Bella Vista Station Structure Plan as ‘Business Park’. It
anticipates built form consisting of four to six storey commercial offices. A key objective
for this area is to provide for the employment needs of a growing community and to
encourage the emergence of a prominent employment area with direct access to the new
rail link and station. In meeting this objective, these documents project employment
growth of 10,500 jobs. Development of the Circa Precinct’'s commercial areas as
envisaged has potential to deliver a substantially higher number of jobs, up to 25,000.

The site is approximately 2 kilometres from both the Bella Vista and Norwest Stations,
outside the ideal 400 to 800 metre walking distance for commuters. This distance makes
the site less desirable for high intensity commercial or business park development.

While the seniors housing and residential aged care facility are not usually considered
business park uses, the development will provide around 120 jobs in health service and
support industries, providing diversification of employment. The proposal would
complement health care facilities nearby at Norwest Private Hospital.

The retirement precinct will provide a transition from commercial activity to the existing
low density residential uses to the south. The proposed built form of 4 storeys with a 15
metre setback adjacent to the low density residential area is consistent with the Bella
Vista Station Precinct Structure Plan.

The proposed land use is inconsistent with the Bella Vista Station Precinct Structure Plan.

However, the proposal has two key advantages:

e the site’s distance from the two rail stations make it less desirable for high density
commercial development; and



e the proposed use creates a more compatible land use transition from planned
business uses in the precinct to the low density residential area on its southern
boundary.

4. Is the planning proposal consistent with the local council’s Community Strategic Plan,
or other local strategic plan?

Yes, as discussed below.
e The Hills Future Community Strategic Plan

The Hills Future Community Strategic Plan articulates the community and Council’s
shared vision, values, aspirations and priorities.

The proposal is consistent with the vision and objectives of The Hills Future — Community
Strategic Plan as it will create a ‘desirable area to live'.

e Draft Local Strategy

In June 2008 Council adopted its Local Strategy to provide the future direction of land
use planning in the Shire. Within this context the key themes and outcomes of the ‘Hills
2026 Looking Toward the Future’ address a broad range of topics. The Residential
Direction and the Employment Lands Direction are the components of Council’s Local
Strategy considered by this proposal.

Residential Direction

The Residential Direction considers how housing for seniors can be accommodated in The
Hills Shire. It references the Seniors Housing SEPP 2004 and describes how it seeks to
increase the supply and diversity of accommodation for seniors and people with a
disability.

The Residential Direction outlines the approach to appropriately address housing needs
for seniors and people with a disability;

e FEncouragement in areas close to centres which incorporate retail, medical and
community facilities and access to public transport (not necessarily commuter
transport);

e Opportunities for residents to stay in areas they are familiar with so that social
networks can be retained;

e Discouragement in isolated areas without sufficient infrastructure or with
environmental or topographical constraints;

e Encouragement of a high proportion of adaptable dwellings in multi-unit housing
developments; and

e Opportunities for residents to ‘age in place’ in larger developments with a range
of self-care, low-care and high-care living options.

The site is located adjacent to the existing Circa Shopping Centre, which includes retail
and medical facilities. The development is nearby existing residential areas and will
diversify the housing choice in the locality, for people looking to downsize and remain in
a familiar area. The subject site is consistent with the approach of the Residential
Direction.

Employment Direction ,

The Employment Direction considers how additional jobs can be delivered in The Hills
Shire. A key focus of the direction is to promote the Norwest Business Park and ensure
its ongoing success. Although the proposed additional permitted use of ‘seniors housing’
is not a business use, the area will still be predominately employment focussed. The
Employment Direction target of 25, 000 jobs will remain achievable in the business park.
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There will be an increase in opportunities for high density commercial development close
to the Bella Vista and Norwest Stations not anticipated in the Employment Direction. The
site is located a significant distance from both stations and is not well-placed to deliver
high density commercial development.

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

Yes. An assessment of the planning proposal against applicable State Environmental
Planning Policies is provided in Attachment A.

6. Is the planning proposal consistent with applicable Ministerial Directions (s.117
directions)?

The planning proposal is consistent with the relevant s.117 Ministerial Directions. The
consistency of the planning proposal with s.117 Ministerial Directions is detailed within
Attachment B. A discussion on the consistency of the proposal with each relevant
Direction is provided below.

e Direction 1.1 Business and Industrial Zones
The objectives of this direction are to:

(a) encourage employment growth in suitable locations,
(b) protect employment land in business and industrial zones, and
(c) support the viability of identified strategic centres.

While the retirement precinct is not a business use, the development will provide
approximately 120 jobs. In addition, it generates demand for health care services that
would generate additional employment opportunities and activity in the locality. Medical
suites in this location could capitalise on the demand generated from the seniors housing
and proximity to Norwest Private Hospital.

The site is located over 2 kilometres from both the Bella Vista and Norwest stations and
is therefore not ideally located for high intensity commercial uses. Support services such
as a shuttle bus or regular bus service would be required to enable workers to utilise the
rail for commuting.

Further, use of the land for seniors housing will alter the site’s employment potential.
However the amount of commercial floor space and hence the number of jobs envisaged
for the remainder of the Circa precinct will likely more than offset the lower employment
numbers expected to be realised for the seniors precinct.

The B7 Business Park zone and the Local Strategy seek to develop employment
opportunities closer to home and increase job containment within the Shire. A retirement
precinct restricted to seniors housing supports these objectives by diversifying
development types in a part of the business park that is less than ideal for high intensity
commercial development.

Strict interpretation of the Direction suggests the proposal is inconsistent, as the
proposal would reduce the employment generating potential of the land proposed for
seniors housing. Having regard to sub-clause (4) of the Direction and as outlined above,
any inconsistency is considered justified and of minor significance, as:

e The objectives of the direction will be achieved in the Circa Precinct, as part of
the Bella Vista Precinct;



The current business zone is not being altered;

When proposals for commercial parts of the Circa Precinct are considered in
conjunction with the seniors housing proposed, job growth will likely exceed that
projected by the Bella Vista Structure Plan; and

Industrial zones are unaffected; and

No new employment areas are proposed.

e Direction 4.3 Flood Prone Land

The planning proposal is consistent with this direction. It does not rezone land, or
increase development potential on the land as maximum building height and floor space
ratio standards remain the same.

The exact access paths and building footprints will be detailed at the Development
Application stage. Compliance with Councils Flood Prone Land DCP, which references the
Floodplain Development Manual, will be required.

e Direction 5.9 North West Rail Link Corridor Strategy

The site is identified in the Bella Vista Station Structure Plan as ‘Business Park’. It
anticipates built form consisting of four to six storey commercial offices. The objective of
this area is to provide for the employment needs of a growing community and to
encourage the emergence of a prominent employment area with direct access to the new
rail link and station.

The subject site is approximately 2 kilometres from both the Bella Vista and Norwest
Stations, outside the ideal 400 to 800 metre walking distance for commuters. This
distance makes the site less suitable for high intensity commercial or business park
development.

Even though the seniors housing and residential aged care facility are not business park
uses, the development will provide approximately 120 jobs in the health services and
support industries. Seniors residents in this location will also access retail and personal
services available in the locality.

From land use and built form perspectives, the retirement precinct provides an improved
transition from commercial activity to existing low density residential uses south of the
site, compared to using the land for commercial purposes. The proposed built form of 4
storeys with a 15 metre setback adjacent to low density residential development is
consistent with the Bella Vista Station Precinct Structure Plan.

Using the site for seniors housing is inconsistent with the Bella Vista Station Precinct
Structure Plan, as this plan requires the land to be used for “business park” purposes.
However, this inconsistency is considered minor and fully justified as:

e the overall number of jobs to be created in the Circa Precinct does not
compromise achieving (and likely exceeds) job-numbers expected within the Bella
Vista Structure Plan;

e the distance from the stations of the proposed seniors precinct make it suited to
another, lower intensity use; and

e the proposed seniors housing creates a more compatible land use transition to
the low density residential area south of the precinct, compared to using the land
for ‘business park’ purposes.



e Direction 6.1 Approval and Referral Requirements

The objective of this Direction is to ensure LEP provisions encourage efficient and
appropriate assessment of development. The planning proposal is consistent with this
direction since it does not include provisions requiring concurrence or referral of
applications to a Minister or public authority.

e Direction 6.3 Site Specific Provisions

The Department of Planning and Environment has prepared a draft Practice Note on the
application of Schedule 1 ‘Additional Permitted Uses’ of the Standard Instrument Local
Environmental Plan. The draft Practice Note highlights that land use permissibility
should preferably be controlled through zoning and the Land Use Table. However the
draft Practice Note also provides that where this is not possible, and the intended
outcome is adequately justified by Council, the use of Schedule 1 may be acceptable.

Within the B7 Business Park zone ‘seniors housing’ is currently a prohibited use, as is all
residential accommodation. Schedule 1 Additional Permitted Uses is the most
appropriate way to facilitate the retirement precinct concept, without undermining the
objectives of the B7 Business Park zone and the Local Strategy for delivering
employment.

e Direction 7.1 Implementation of A Plan for Growing Sydney

The strategic plan prepared by the NSW Government titled the Metropolitan Plan for
Sydney 2036 aims to integrate land use and transport planning to provide a framework
for the growth and development of the Sydney region to 2036.

The planning proposal is consistent with the strategic directions and key policies of the
strategy, as it will contribute to local employment opportunities and a respond to the
need for ‘seniors housing’ in the locality.

SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

7. 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?

No, the site does not contain critical habitats or threatened species, populations or
ecological communities, or their habitats.

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

No, there are no other likely environmental impacts likely to arise from the proposal.

9. How has the planning proposal adequately addressed any social and economic
effects?

A senior’s housing development and additional aged care places will have a positive
social impact on the locality. It will increase housing choice in Bella Vista and provide
accommodation and services reportedly in demand in the area. A resident population in
the Circa Precinct will complement employment planned for the precinct’s remainder and
support local retail and personal service businesses.



SECTION D - STATE AND COMMONWEALTH INTERESTS
10. Is there adequate public infrastructure for the planning proposal?

There is an existing bus route along Norbrik Drive and Old Windsor Road and it is
possible to provide access to the bus stops for seniors and people with a disability.

The subject land is serviced and further consultation with service providers will occur
during public exhibition to determine if any upgrades are required.

11. What are the views of State and Commonwealth Public Authorities consulted in
accordance with the gateway determination, and have they resulted in any variations
to the planning proposal? (Note: The views of State and Commonwealth Public
Authorities will not be known until after the initial gateway determination. This
section of the planning proposal is completed following consultation with those public
authorities identified in the gateway determination.)

The views of the State and Commonwealth Public Authorities will not be known until
after the Gateway Determination. Given the site has a secondary frontage to a classified
road, Roads and Maritime Services will be consulted should the proposal proceed to
exhibition.



PART 4 MAPPING

A summary of the existing development standards applying to the site is given in maps
A-C. The planning proposal only seeks to amend Schedule 1 ‘Additional Permitted Uses’

of The Hills Local Environmental Plan 2012 and the associated map.

MAP A - Existing Land Zoning Map
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MAP B - Existing Building Height
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MAP C - Proposed addition to ‘Additional Permitted Uses’

The proposed ‘Additional Permitted Use’ of ‘seniors housing” at 26, 28 and 30 Norbrik
Drive, Bella Vista.
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PART 5 COMMUNITY CONSULTATION

The planning proposal will be advertised in local newspapers and placed on display at
Council’s administration building and local libraries. The planning proposal will also be

made available on Council’'s website. In addition, letters will be sent to adjoining and

surrounding property owners.

PART 6 PROJECT TIMELINE

STAGE

DATE

Commencement Date (Gateway Determination)

September 2015

Government agency consultation

October 2015

Commencement of public exhibition period (14 days)

October 2015

Completion of public exhibition period

November 2015

Timeframe for consideration of submissions

December 2015

Timeframe for consideration of proposal post exhibition

February 2016

Report to Council on submissions

February 2016

delegated)

Planning Proposal to PCO for opinion March 2016
Date Council will make the plan (if delegated) April 2016
Date Council will forward to department for notification (if not April 2016
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ATTACHMENT A: LIST OF STATE ENVIRONMENTAL PLANNING POLICIES

STATE ENVIRONMENTAL PLANNING  APPLICABLE RELEVANT? (IF RELEVANT)

| |
5 5
: |
|
|

POLICY (SEPP) (YES/NO) INCONSISTENT/ 1

f CONSISTENT
No. 1 Development Standards YES NO =
No. 4 Development without Consent YES l NO -

and
Miscellaneous Exempt &
Complying Development
No. 6 Number of Storeys in a Building YES NO
No. 14 | Coastal Wetlands NO NO -

'No. 15  Rural Landsharing Communities NO . NO .
No. 19 | Bushland in Urban Areas ~ YES NO o =
No. 21 ' Caravan Parks ! YES NO 5 B
No. 22 | Shops and Commercial Premises YES f NO pl=
No. 26 | Littoral Rainforests NO NO =
No. 29 | Western Sydney Recreation Area NO NO =
No. 30 | Intensive Agriculture YES NO _

No. 32  Urban Consolidation YES NO =
(Redevelopment of Urban Land)

No. 33 ' Hazardous and Offensive YES NO o
Development

No. 36 | Manufactured Home Estates NO NO a

No. 39  Spit Island Bird Habitat ~ NO  NO -

No. 41  Casino Entertainment Complex ~~~  NO ~~NO -

'No. 44 | Koala Habitat Protection N0 NO -
No. 47 | Moore Park Showground 7 NO NO -
No. 50 @ Canal Estate Development YES NO &

No. 52 = Farm Dams and Other Works in NO NO =
' Land and Water Management
| Plan Areas 1 - )

' No. 55 | Remediation of Land YES . NO =

' No. 59 | Central Western Sydney NO NO =

‘ . Regional Open Space and

' Residential ) ‘
No. 60 | Exempt and Complying ~ NO NO =
' No. 62 | Sustainable Aquaculture YES ~ NO -
No. 64 | Advertising and Signage YES NO =
- No. 65 | Design Quality of Residential YES ; YES CONSISTENT
_ Flat Development )
' No. 70 | Affordable Housing (Revised YES ‘ NO &
' Schemes) f

' Affordable Rental Housing (2009) ‘ YES ‘ NO -
Building Sustainability Index: BASIX 2004 YES i NO =

- Exempt and Complying Development YES 1 NO -
Codes (2008) | S
Housing for Seniors or People with a YES YES CONSISTENT
Disability (2004) ‘

Infrastructure (2007) YES f NO -
Kosciuszko National Park — Alpine Resorts NO f NO -
(2007) 1

Kurnell Peninsula (1989) NO | NO -




Major Development (2005) YES NO
Mining, Petroleum Production and YES NO
Extractive Industries (2007)

Rural Lands (2008) NO NO
SEPP 53 Transitional Provisions (2011) NO NO
Sydney Drinking Water Catchment (2011) NO NO
Sydney Region Growth Centres (2006) YES NO
Temporary Structures (2007) YES NO
Urban Renewal (2010) NO NO
Western Sydney Employment Area (2009) NO NO
Western Sydney Parklands (2009) NO NO




ATTACHMENT B: LIST OF SECTION 117 DIRECTIONS

Badgerys Creek

 Direction Applicable  RELEVANT? (IF RELEVANT)
' 1. Employment and Resources
1.1 | Business and Industrial Zones YES YES INCONSISTENT
1.2 | Rural Zones YES NO -
1.3 Mining, Petroleum Production YES ' NO =
and Extractive Industries ‘
1.4 Oyster Aquaculture NO - -
1.5 Rural Lands YES NO -
2. Environment and Heritage
2.1 | Environment Protection Zone YES NO =
2.2  Coastal Protection NO ~ :
2.3  Heritage Conservation YES . NO =
2.4 | Recreation Vehicle Area YES _NO -
3. Housing, Infrastructure and Urban Development
3.1 Residential Zones YES NO =
3.2 Caravan Parks and YES NO -
Manufactured Home Estates
3.3 Home Occupations ~~  YES NO B
3.4 Integrating Land Use and YES NO -
Transport
3.5 Development Near Licensed YES NO =
Aerodromes
3.6  Shooting Ranges YES NO -
4. Hazard and Risk
4.1 Acid Sulphate Soils YES 'NO -
' 4.2  Mine Subsidence and Unstable YES NO =
‘ Land
| 4.3 Flood Prone Land YES YES | CONSISTENT
4.4 Planning for Bushfire Protection  YES NO -
' 5. Regional Planning
' 5.1 Implementation of Regional NO - -
| Strategies |
' 5.2  Sydney Drinking Water 'NO - -
‘ Catchment
5.3 Farmland of State and Regional NO - -
- Significance on the SNW Far ‘
' North Coast
5.4 Commercial and Retail NO - -
- Development along the Pacific
‘ . Highway, North Coast
| 5.8 | Second Sydney Airport: NO - =




5.9 |

rth esta Li Corrior S,

INCONSISTENT

Growing Sydney

'YES YES
Strategy
6. Local Plan Making
6.1 Approval and Referral YES YES CONSISTENT
Requirements
6.2 Reserving Land for Public YES NO
Purposes
6.3 Site Specific Provisions YES YES CONSISTENT
7. Metropolitan Planning
7.1 Implementation of A Plan for YES YES CONSISTENT




