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Part 1 Introduction

Objective and intended outcomes

The objective of this Planning Proposal is to rezone the subject land on the western edge
of Mullumbimby to provide for additional residential development. It will also modify the
Byron LEP 2014 zones that apply to the site to reflect past approvals for sporting facilities
and to remove environmentally sensitive land from a residential zone.

Property details and existing zones

This Planning Proposal relates to land located at Tallowood Ridge Estate, Mullumbimby,
described as part Lot 80 in Deposited Plan 1202269. It also affects an un-made road that
traverses north / south through Lot 80 and one that abuts it immediately to the south
(Figure 1).

Lot 80 is approximately 59.10 hectares in area and is irregular in shape (Lot 80 is in
several pieces). The land has:

» an L-shaped frontage to Clays Road and Coral Avenue at its northern edge,
= an eastern frontage to the Brunswick River and several flood liable rural properties,

= an unmade road reserve along the southern boundary (that was designated as a
“Shelter Belt” to provide a buffer between Tallowood Ridge and the existing rural
residential allotments to the south),

» some open grazing land to the west,
= an unmade road connection (north/south) to Clays Road,
= aconnection to the existing Tallowood Ridge urban area via Tuckeroo Avenue, and

» some remnant vegetation on its southern boundary.
R L T R TR
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DM Zone Excluded =
Pl Lot 80 DP1202269 Exciudedigs
Road Reserve included
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The land is currently zoned part R2 Low Density Residential zone, part RU2 Rural

Landscape, part RU1 Primary Production zone and part Deferred Matter under Byron LEP
2014 (Figure 2). The Deferred Matter land remains zoned Rural 1(a) General Rural under
LEP 1988 as a result of Byron Shire not being permitted to include E2 and E3 zones in its

2014 LEP.
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Background

Figure 2: Current zoning map, Byron LEP 2014

On 14 September 2010 the Land and Environment Court approved a 7 stage master plan
for the development of the zoned residential land on the site (now the R2 Low Density
Residential Zone). A yield of 240 Torrens Title residential lots was anticipated. Ancillary
development including sports fields, roads, buffers and revegetation has also been
approved in subsequent applications, some of which is located on land zoned RU1 or
RU2. The applicant is currently implementing Stage 5 of that master plan (Figure 3) and is
half way through the likely yield of the existing zoned land (130 lots approved for release

so far).
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Figure 3: Current master plan for existing zoned land
In response to Koala habitat mapping relevant to the subject land, Council resolved on
14 March 2013 (13-143):

“That Council invite the developer of Tallowood Ridge Estate, Mullumbimby (Lot 36
DP 1169053) to lodge a planning proposal for Council’s consideration to amend
Council’'s Local Environmental Plan to adjust the residential zone boundary.”

In May 2013 the applicant submitted a Planning Proposal to rearrange the zone
boundaries on the subject land and increase the area of residential zoned land.

Council considered the Planning Proposal on 19 September 2013, and resolved (13-493):

“1. That amended plans be submitted to Council, in draft LEP 2012 format,
addressing the steeper slopes on the western portion of the land showing:

a) Land Zoning,
b) Minimum Lot Size, and
¢) Floor Space Ratio.

2. That Council forward the amended planning proposal to the Department of
Planning and Infrastructure for a Gateway Determination.

3. That should the Department of Planning and Infrastructure issue a positive
Gateway Determination, prior to the planning proposal being placed on public
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exhibition a Development Control Plan or Concept Plan for the new residential areas
needs to be prepared to adequately address the following issues at a minimum:

i) Buffer areas between existing rural/residential lots,
ii) Buffer areas to existing drainage lines, and
iii) Riparian areas along boundaries for potential koala habitat regeneration.”

In relation to Item 3 above, the zone boundaries proposed in the Planning Proposal deal
with these buffer issues. The current masterplan for the site (refer Figure 3 of Attachment
1) also indicates bushland revegetation/ restoration works to the riparian buffer at different
stages of the approved subdivision works. No further development controls or plans are
required for this rezoning.

Amended mapping was supplied to Council and the Planning Proposal was sent to the
Department of Planning and Environment (DPE) on 26 February 2014, requesting a
Gateway Determination. Discussion ensued at officer level about what information was
missing, and on 19 May 2014 Council’s Director requested that the Department allow
Council to withdraw the Gateway Determination so the applicant could have time to submit
additional information. The Department advised in a letter dated 27 May 2014 that it would
stop the Gateway process at Council’s request. The Department followed that up on

2 June 2014, advising Council specifically what was needed if this Planning Proposal was
to proceed. The issues notified by DPE are:

e A variation to the growth boundary in this instance can be sought subject to
satisfying the sustainability criteria in the FNCRS.

e A revised proposal should address each of the criteria in detail to assist in justifying
the rezoning.

e Any revised proposal needs to address this matter and clearly identify the land
subject to the rezoning.

e There are a number of inconsistent statements within the Planning Proposal, for
example in relation to value of the vegetation on site and the extent of land subject
to the proposed rezoning.

e The Planning Proposal needs to provide justification for the inconsistency with the
current Mullumbimby Settlement Strategy and the reasons why it's appropriate that
a variation be supported prior to reviewing and updating the strategy.

e The proposal involves areas of steep, flood prone and regionally significant
agricultural land. The proposal could be strengthened if greater detail was provided
on how these matters are being addressed. Consideration could be given to the
proposed minimum lot size to address these issues, in particular on the steeper
areas of the land.

The applicant has provided some additional information in response to the DPE concerns
which has been used to inform the Planning Proposal. Council has also clarified its
position on these matters and addressed them in this Planning Proposal and the
associated Sustainability Criteria Report.

Page 6



Planning Proposal for Tallowood Ridge Estate, Mullumbimby (#E2016/10617) | March 2016

Part 2 Explanation of provisions

The Planning Proposal seeks to amend the existing zones under Byron LEP 2014 to:
e permit additional residential development on the subject site,

e consolidate environmentally sensitive land (and some steep land) into a single rural
zone (in the absence of an Environmental zone),

e allocate a public recreation zone to sports fields that are under construction,
¢ allocate a rural zone to a riparian corridor that passes through the site.
The Planning Proposal will rezone:

e approximately 5 hectares of the existing R2 Low Density Residential zone to RU2
Rural Landscape

e approximately 5 hectares of the RU1 Primary Production zone to RU2 Rural
Landscape

e approximately 3 hectares of the RU1 Primary Production zone to RE1 Public
Recreation

e approximately 12 hectares of the RU2 Rural Landscape zone and RU1 Primary
Production to R2 Low Density Residential zone.

The balance of Lot 80 will remain in its current mix of zones. The three small areas of
Deferred Matter cannot be amended by this Planning Proposal as they are not subject to
Byron LEP 2014. They can only be amended by also amending Byron LEP 1988. It is not
practicable that this be done as part of this Planning Proposal, and these areas will remain
as Deferred Matters for the time being.

The Planning Proposal will also:

e make consequential changes to maps regarding Floor Space Ratio controls to
reflect the proposed RU2, R2, and RE1 zones,

e make consequential changes to maps regarding Minimum Lot Sizes to reflect the
proposed RU2, R2, and RE1 zones.

A Concept Plan for the Tallowwood Ridge development showing land suitability and
proposed land uses is provided below along with the recommended LEP map
amendments (proposed land zoning, floor space ratio and minimum lot size maps)..
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Concept Plan the Tallowwood Ridge development - showing land suitability and proposed land
uses

Concept Plan - Tallowood Ridge|
| BufferArea
| ) Environmental Protaction
1 Primary Production = ] |
j= Public Recreation [
=0 Residential (Low Densily)
! Rural Purposes
[ Study Area

Cadastre z
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Planning Proposal for Talloweod Ridge Estate, Mullumbimby (#E£2016/10617) |

Proposed Land Zoning Map Sheet LZN_002BA
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Proposed Fiocor Space Ratio Map Sheet FSR_002BA
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Sheet LSZ_002BA

Planning Proposal for Tallowood Ridge Estate, Mullumbimby (#£2016/10617) |

Proposed Minimum Lot Size Map (indicative only)
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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 arises from a Council resolution in response to a
vegetation mapping exercise that initially identified some of the residential zoned land
as Koala habitat. The landowner was invited by Council to consider a boundary
rearrangement that would rezone the habitat areas to 7B Coastal Habitat (under LEP
1988) in exchange for some areas of Rural 1A General Rural being zoned as
Residential 2A. By the time the idea came to fruition Council had a new standard
LEP, but without the option of E zones (which were subject to the State’s Review of
Environmental Zones on the Far North Coasf). DPE has issued its Final
Recommendations Report on the E Zone Review. A Section 117 Direction is to be
issued before the deferred matters can be finalised.

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

The Planning Proposal is the best means to achieve the objective of providing
additional land for the expansion of Mullumbimby and applying appropriate zones to
areas that are presently incorrectly zoned.

Is there a net community benefit?

The Net Community Benefit (NCB) Criteria are identified in the NSW Government’s
publication Draft Centres Policy, 2009, which states that the Net Community Benefit
Test should be used to assess the merits of rezoning in the following circumstances:

e proposals to develop within an existing centre where the current zoning does
not permit the use

e proposals to develop outside an existing centre where the current zoning does
not permit the use

e proposals to create a new centre.

The main focus of the NCB test is to ensure that centres remain compact and viable,
and linked to existing and proposed transport networks (particularly public transport).

Assessment against the Net Community Benefit Assessment Criteria is not
appropriate for a planning proposal that deals with the expansion of an existing
residential neighbourhood.

Section B Relationship to strategic planning framework

1

Is the planning proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy (in this case the Far North Coast
Regional Strategy)?

The majority of the subject site is located outside of the Town and Village Growth
Boundary areas under the Far North Coast Regional Strategy (December 2006).
Only part of the subject site is identified within the “existing urban footprint” and no
part is listed as “proposed future urban release area”. The FNCRS does not identify
any options for future urban release areas at Mullumbimby.
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However, the proposal specifically responds to the following FNCRS actions:

e Local environmental plans will ensure that all new development reinforces
existing urban and rural centres, towns and villages (page 29)

e Councils will plan for a range of housing types of appropriate densities,
location and suitability that are capable of adapting and responding to the
ageing population (page 29).

The FNCRS allows for urban growth outside of the Town and Village Growth
Boundary (a greenfield site) in a non-coastal area as long as it satisfies the
Sustainability Criteria in Appendix 1 of the Strategy (page 28). Mullumbimby is
considered a non-coastal area and a Sustainability Criteria Report has been
prepared by Council to support this Planning Proposal. On this basis, the Planning
Proposal is consistent with the FNCRS.

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

The Mullumbimby Settlement Strategy (2003) states: “This area is 2 to 3 km from the
fown centre. Access via Clays Road requires costly upgrading. Parts of the land are
flood prone, and other areas on the floodplain are subject to the higher probable
maximum flood level. The topography is uneven and not suited to residential
development. This land should not be identified for residential development until a
floodplain management plan has been adopted. Urban development is not
supported by this Strategy. This area could be considered in a long term (2008)
structural review of the Byron Rural Settlement Strategy for rural settlement.”

Despite this negative comment, the Strategy does recognise that most of what is
being proposed for residential development in this Planning Proposal is actually free
from ecological or physical constraints. This Planning Proposal does zone a small
strip of land for residential development that is flood prone in a 20 Year ARI event or
greater (about 1 hectare in proximity to Clays Road). However, this flood prone land
is west of the proposed Clays Road connector road (which has to be filled), is a Low
Hazard flood fringe up to a 100 Year ARI event, and experiences low velocity and
low depth up to a 100 Year ARI event. It is proposed that the land will be filled and
used for residential lots as well as support infrastructure (roads, water/sewer,
stormwater retention, etc). Some other small areas on the edge of the floodplain will
require filling for a small number of residential lots (mostly parts of lots), but this land
is already zoned R2. Byron LEP 2014 clause 6.3 (Flood Planning) would apply to
such land in any case.

The revised Brunswick River Floodplain Management Plan is still not available, but
the Draft North Byron Flood Study (exhibited in January 2016) predicts, maps and
discusses flood behaviour for the entire Brunswick River catchment including the
subject land. [t identifies the flood prone part of the subject land as similar in extent
to the area identified in previous work. Given the limited amount of flood prone land
proposed for R2 in this Planning Proposal, this is not a key issue.

The topography of the subject land is mostly suitable for residential development.
The steepest land on the site will be included in an RU2 zone. Small areas of steep
land proposed for residential use are subject to an increased minimum lot size (MLS)
and reduced floor space ratio (FSR).

Council is currently developing a Residential Strategy as part of a shire-wide review
of residential land supply and demand. The Residential Strategy will be exhibited as
a draft in 2016. This extension to Tallowood Ridge Estate is proposed to be included
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in that Strategy. The proposal is largely consistent with Council’s ‘site suitability
criteria mapping’ that has been prepared to inform the Strategy. It is a logical
expansion of an existing urban area that can provide quality land quickly to meet
short-term market demand while Council continues to investigate longer term options
in its new residential strategy. The Planning Proposal process has already
commenced and it is therefore reasonable that rezoning of the subject land precedes
the upcoming revision of the Mullumbimby residential strategy.

In 2012 Council adopted a 10 year + Community Strategic Plan 2022 (CSP). The
plan is based on five key themes being Corporate Management, Economy,
Environment, Community Infrastructure, Society and Culture. Four of those themes
or objectives are relevant to this Planning Proposal:

Economy: A sustainable and
diverse economy which provides
innovative employment and
investment opportunities in
harmony with our ecological and
social aims

The Planning Proposal supports the economy
through development and investment in the
expansion of the township of Mullumbimby,
which will create economic growth and demand
without major ecological or social concerns.

Environment: Our natural and
built environment is improved for
each generation

The Planning Proposal ensures the environment
and its resources will be maintained and
protected for future generations by restricting
development to land with no major
environmental significance.

Community Infrastructure:
Services and infrastructure that
sustains, connects and integrates
our communities and environment

The Planning Proposal builds on, and is linked
to an existing urban expansion area which has
recreational infrastructure.

Water and sewerage is available to service the
subject land.

Society and Culture: Resilient,
creative and active communities
with a strong sense of local identity
and place

The subject site adjoins the township of
Mullumbimby and is in close proximity to the
local high school and CBD shops. It will
continue to support its village character and
thereby maintain a strong sense of local identity
and place.

On this basis the Planning Proposal is consistent with Council's CSP.

Is the planning proposal consistent with the applicable State Environmental Planning

Policies (SEPPs)?

The State Environmental Planning Policies relevant to this Planning Proposal are as

follows:

State Environmental
Planning Policy

Compliance of Planning Proposal

(SEPP)
SEPP 55 — Remediation | A Contamination Report has been prepared that includes
of Land the subject site. There is no recorded dip site on the land

and the report did not identify any contamination arising
from the past use of the subject site for cattle grazing.
The Contamination Report confirms that the subject site is
generally suitable for residential purposes.
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State Environmental

Planning Policy Compliance of Planning Proposal

(SEPP)

SEPP 44 — Koala SEPP 44 specifies that in order for a forested area to be
Habitat Protection classified as koala habitat, a minimum of 15% of the trees

must be species of trees that provide food for koalas. The
Flora and Fauna Report undertaken for the site confirms
that the trees in the forested area located in the south-
west corner of the site contain less than 4% koala food
trees, and consequently SEPP 44 does not apply.
However, this area is to be retained in a rural zone (in the
absence of the availability of environmental zones) and
limited development will be permissible here.

SEPP 71 — Coastal The relevant provisions of clause 8 are considered below:

Protection (a) the aims of this Policy set out in clause 2

The subject site is about 7 km from the coast,
however it is approximately 100 metres from the
Brunswick River (at its eastern edge). The Brunswick
River is still tidal at this point and therefore the site is
within the coastal zone. The Planning Proposal will
adequately protect the coastal zone as it pertains to
the Brunswick River by protecting a drainage channel
which feeds into the Brunswick River. Water sensitive
urban design will be applied to future development.

(d) suitability of development given its type, location and
design and its relationship with the surrounding area
The Planning Proposal will extend the existing
residential area and has regard to the site constraints
and its relationship with the surrounding area.

(g) measures to conserve animals (within the meaning of
the Threatened Species Conservation Act 1995) and
plants (within the meaning of that Act), and their
habitats
The Flora and Fauna Report undertaken for the
subject land identifies the areas of significant flora and
fauna, and concludes that the Planning Proposal
would have no adverse impact on threatened species
or their habitat.

(h) measures to conserve fish (within the meaning of
Part 7A of the Fisheries Management Act 1994) and
marine vegetation (within the meaning of that Part),
and their habitats
The Planning Proposal would have no impact on fish
stocks or their habitat. Site runoff or stormwater will
be addressed at the detailed design development
stage as it has with previous stages of the
development.

(i) existing wildlife corridors and the impact of
development on these corridors
The Planning Proposal seeks to retain all substantial
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State Environmental
Planning Policy Compliance of Planning Proposal
(SEPP)

flora on Lot 80 and therefore will have minimal impact
on any existing wildlife movement. No recognised
wildlife corridors pass through the site.

() measures to protect the cultural places, values,
customs, beliefs and traditional knowledge of
Aboriginals
An Aboriginal Cultural Heritage Assessment
concludes that there is limited potential for
encountering Aboriginal heritage on the subject site.
A corridor of vegetation that is of interest to the local
Aboriginal community is substantially within the
proposed RU2 land.

(m) likely impacts of development on the water quality of
coastal waterbodies
The Planning Proposal represents limited potential for
impact on water quality of coastal water. Appropriate
measures to control stormwater will be addressed at
the detailed design development stage as it has with
previous stages of the development.

(o) only in cases in which a council prepares a draft local
environmental plan that applies to land to which this
Policy applies, the means to encourage compact
fowns and cities
The Planning Proposal is in close proximity to the
existing township of Mullumbimby. It is a logical
expansion area.

SEPP (Rural Lands) The aims of this Policy are as follows:
2008 (a) orderly and economic use and development of rural
lands,

(b) regard to Rural Planning Principles and the Rural
Subdivision Principles,

(c) to implement measures designed to reduce land use
confilicts,

(d) to identify State significant agricultural land

(e) to amend provisions of other environmental planning
instruments relating to concessional lots in rural
subdivisions.

This Planning Proposal is consistent with this SEPP. No
State significant agricultural land occurs on the subject
land. The Planning Proposal intends to create a new
urban area rather than promote a change in rural lot size
or rural dwelling permissibility. It will not have a significant
impact on surrounding rural land.

Is the planning proposal consistent with applicable Ministerial Directions
(s117 Directions)?

Consistency with the s117 Directions is assessed in the following table:
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Pianning Proposal for Tallowood Ridge Estate, Mullumbimby (#£2016/10617) | March 2016

5.3 Farmland of State and Regional Significance on the NSW Far North Coast

The three objectives of this Direction are to:
e ensure the best agricultural land will be available for agriculture;
¢ provide for certainty on the status of land and thereby assist with strategic planning; and
¢ reduce conflict caused by urban encroachment into farming areas.

All of these objectives can be achieved with this Planning Proposal.

This Direction applies because part of the site is classified as regionally significant farmland
(approximately 20 hectares). Most of the area described as regionally significant farmland is
proposed to be either RU1 Primary Production or RU2 Rural Landscape. Less than 1 hectare is
proposed to be R2 Low Density Residential. About 3 hectares is proposed to be RE1 Public
Recreation as it is approved as a sports field. No land is proposed for rural residential
development under this Planning Proposal.

An assessment against the Sustainability Criteria in the FNCRS has been undertaken and is
attached to this Planning Proposal. It is therefore reasonable to regard all of this Planning
Proposal area as being consistent with the FNCRS.

The second basis for assessing this Planning Proposal is against the Northern Rivers Farmland
Protection Project — Final Recommendations, February 2005. The final recommendations state
that urban development could be considered on regionally significant farmland if all seven of the
following criteria apply:

1. The proposed new urban area would form part of the urban fabric of Mullumbimby and would
not be a disjointed suburb. Council has viewed the subject land as a logical expansion to
Mullumbimby in previous DCPs. It can be easily serviced and will supply additional lots in the
short term while longer term options are investigated.

2. The new urban area is located less than 2 km from the Mullumbimby main street shopping area
and less than 1.5 km from the high school, hospital, swimming pool, service station, bowling
club, etc. Itis clearly close to the existing urban areas of Mullumbimby and will be within an
easy bicycle ride for children attending the Mullumbimby high school or Steiner School on Left
Bank Road.

3. It will not be a wedge into regionally significant farmland because the nearest farmland is to the
east and north, towards the main arm of the Brunswick River. These areas are physically
separated from the new urban area by roads and creeks as well as lesser quality grazing land.
Allowing urban development on the subject land will not disrupt the use of other farmland.

4. Local agriculture is dominated by beef cattle grazing, small crops and horticulture. Some beef
cattle grazing will cease. However, none of these areas are critical to the viability of this
industry. No agricultural infrastructure or transport routes will be affected by the expansion of
the urban area.

5. No impacts arising from the new urban area will compromise the horticulture or grazing being
carried out on other significant farmland. The proposed riparian area (zoned RU2) is a natural
buffer to surrounding rural lands.

6. The land surrounding Tallowood Ridge Estate is not subject to existing land use conflicts
relating to agriculture. Location of residential development will not exacerbate any known
agricultural conflicts.

7. A small part of the proposed R2 land is flood prone in major events. It is locatedina1in 100
year flood fringe area. The filling of this area is permitted under Byron LEP 2014, subject to
certain provisions. However, filling is not anticipated.

In this case, all seven of the criteria can be met by the amended Tallowood Ridge Estate Planning
Proposal.
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Section C Environmental, social and economic impact

1

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 flora and fauna studies of the site have established there is no critical
habitat or threatened species, populations or ecological communities on the subject
land. The Planning Proposal specifically seeks to protect the vegetated land and
riparian land by taking it out of the R2 Low Density Residential zone and placing it in
a RU2 zone. This is being done in the absence of environmental zones in Byron LEP
2014. There is limited to no likelihood that critical habitat or threatened species,
populations or ecological communities, or their habitats, will be adversely affected as
a result of the Planning Proposal.

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

No. The subject site was previously used for cattle grazing and consequently is
largely cleared and significantly degraded. There is limited potential for further
adverse impact to the natural environment. There is an existing drainage channel
that will be protected with an RU2 zone. Residential development will be confined to
the cleared grasslands, which have no environmental significance.

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

The Planning Proposal will have strong positive social and economic effects, which
have been explained in the supporting information. It will provide social benefits by
improving housing availability and affordability. It will provide economic benefits
through the most efficient use of developable lands in close proximity to an existing
centre, and employment opportunities during construction.

Section D State and Commonwealth interests

1

Is there adequate public infrastructure for the planning proposal?

During the initial planning phase for the development of the Tallowood Ridge Estate,
Mullumbimby DCP 1988 foreshadowed the rezoning of parts of Lot 80 as future
Urban Residential land. In anticipation, Council designed the central collector road,
sewage pump stations and water supply infrastructure to cater for the projected
expansion of the estate. Consequently, there is adequate public infrastructure to
incorporate development under the Planning Proposal. Capacity has been set aside
in the Brunswick Valley Sewage Treatment Works for the projected growth of
Mullumbimby, including this site. State infrastructure such as schools and hospitals
will be able to deal with the additional population if the site is rezoned.

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

State and Commonwealth public authorities have not been formally involved in this
particular Planning Proposal as it is yet to receive Gateway Approval. At this early
stage it appears unlikely that there will be any issues of interest to Commonwealth
authorities. State government authorities will be consulted during the public
exhibition period.
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The following table provides a summary of the relevant public authorities, which in the
opinion of Council, should be consulted in accordance with the Gateway Approval:

Public authority/stakeholder

Issue requiring comment

NSW Rural Fire Service

Office of Environment and
Heritage

Department of Primary
Industries

Section 117 of the Environmental Planning and
Assessment Act 1979, Ministerial Direction 4.4 requires
consultation with the Commissioner of the NSW Rural
Fire Service.

Consideration of significance of forested area in the
south-west of the site.

Agricultural land.
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Part4 Mapping

The Planning Proposal will amend the following maps:
Amend map sheet LZN 002BA
Amend map sheet LSZ 002BA
Amend map sheet FSR 002BA

No amendment required for Height of Building maps.

A summary of the key mapping criteria are as follows:

Zone Minimum Lot Size Height of Buildings | FSR
(indicative only)
R2 400 m® and 1000 m? 9.0 m 0.5; 0.4 and 0.3
RU2 40 hectares 9.0m None
RE1 None 9.0m None

Part 5 Community consultation

Council will commence community consultation in accordance with the Gateway
Determination. For the purposes of public notification, the Planning Proposal is not
considered to be low impact as outlined in the Department of Planning and Environment’s
A guide to preparing local environmental plans. A 28 day public exhibition period is

recommended.

Notification of the exhibited Planning Proposal will include:

= a newspaper advertisement that circulates in the Byron LGA, which is the area
affected by the Planning Proposal

* the web sites of Byron Shire Council and the Department of Planning and

Environment.

Part 6 Project timeline

The proposed timeline for the completion of the Planning Proposal is as follows:

Estimated completion

Plan making step

April 2016 Decision by Council to support the amended Planning Proposal
and send for Gateway Determination by Department of Planning
and Environment.

May 2016 Gateway Determination issued by Department of Planning and
Environment.

June 2016 Public exhibition of Planning Proposal.

Government agency consultation.

August 2016

Analysis of public submissions.
Preparation of Council report.

September 2016

Endorsed Planning Proposal submitted to Department of
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[ | Planning and Environment for finalisation.

Summary and conclusions

The Tallowood Ridge Estate Planning Proposal seeks to rezone land on the subject site to
increase the opportunity for residential development in response to a documented demand
and inadequate long-term land supplies. It will also incorporate environmental areas
(remnant vegetation and riparian corridors) into an RU2 zone (until further assessment for
the purposes of determining environmental zones is done). It will also zone public
recreation facilities in a public recreation zone.

The land has been subject to a range of studies and reports that support the extension of
the residential zoned area through a planning proposal.

It is an area that can be economically serviced with urban infrastructure, and will allow
innovative and diverse housing to take place that contributes to the local economy without
causing concern regarding social services.

The Planning Proposal will have no adverse impact on significant agricultural lands. The
minor areas of hazard affected lands (some steeper areas and some small areas of
flooding) can be dealt with at the development stage through subdivision design.

The proposed zoning changes align with the objectives of the Far North Coast Regional
Strategy.

Council had previously resolved to receive and send a Planning Proposal for the extension
of the Tallowood Ridge Estate to the Department of Planning and Environment (DPE) for
Gateway Determination. This Planning Proposal is as a result of further advice from the
DPE on the previous Planning Proposal. It is a relatively minor expansion of an existing
urban area that can provide quality land (around 65 lots) quickly to meet short-term market
demand while Council continues to investigate longer term options. It is therefore
reasonable that the Planning Proposal precedes the Residential Strategy currently in
preparation.

An assessment of the Planning Proposal indicates that it is consistent with relevant
SEPPs. ltis consistent with most of the relevant s117 Directions, and where
inconsistencies occur they can be justified. An assessment against the Far North Coast
Regional Strategy Sustainability Criteria concluded that the extension to the Tallowood
Ridge Estate is appropriate.

There is sufficient information to enable Council to support the Planning Proposal and
forward it to the Department of Planning and Environment for a Gateway Determination.
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Appendix 1

Sustainability Criteria Assessment
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The Far North Coast Regional Strategy (FNCRS) specifically provides that innovative development
proposals can be considered even if they affect land located outside of the Town and Village Growth

Boundary maps.

To be considered, the land needs to be located outside of the coastal area (it must be located west of the
Pacific Highway), and it must be demonstrated that the site satisfies the Sustainability Criteria listed in
Appendix 1 to the FNCRS.

The majority of the subject site (Lot 80 in Deposited Plan 1202269 plus some un-made road reserves) is
located outside the Growth Boundary Areas under the FNCRS. That part of the subject site that is zoned R2
Low Density Residential is within the “existing urban footprint”, but no part is identified as “proposed future
urban release areas” (Figure 1).

The site is located west of the identified coastal area in the FNCRS (see map on pages 12 and 13 of
FNCRS).

The Planning Proposal for the Tallowood Ridge Estate expansion area was supported by Byron Shire
Council in September 2013. The Department responded to Council in 2014 and requested that Council
undertake an assessment against the Sustainability Criteria before resubmitting the Planning Proposal for
Gateway Determination.

The applicant has supplied studies, which have been undertaken over a number of years, to support the
Planning Proposal. These studies (attached as Annexures A to F) include a:

= contaminated land assessment,
= geotechnical assessment,

= pushfire hazard assessment,

= flood assessment,

= flora and fauna assessment, and
= cultural heritage assessment.

This Planning Proposal will back-zone approximately 5 hectares of R2 Low Density Residential land to
mostly RU2 Rural Landscape in acknowledgment of its being riparian, flood affected or containing significant
vegetation. It up-zones an area of approximately 12 hectares to R2 Low Density Residential. This is a net
increase of about 7 hectares of R2 zoned land. This will yield potentially 65 additional lots assuming a net
residential density of nine lots per hectare can be achieved.
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Figure 1: The FNCRS Town and Village Growth Boundary for Mullumbimby
(star symbol marks the approximate location of the subject land).
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The Tallowood Ridge Estate Planning Proposal fulfils the objectives of the population and housing
challenges outlined in the FNCRS by:

= Providing land to cater for the expected future population growth of the Far North Coast that is consistent
with the \illage character and has good connectivity to the existing urban area of Mullumbimby,

= Utilising the existing capacity in the Brunswick Valley sewage treatment works (Vallances Road) and a
nearby sewage pump station,

= Utilising a recently constructed reservoir and watermain,
= Providing access through the existing road network back to Mullumbimby and the Pacific Motorway,
= Expanding the choice of housing options in Byron Shire in a location set back from the coast.

The Planning Proposal is supported by infrastructure which was designed from the outset to cater for the
additional demand anticipated by this Planning Proposal. It will support the provsion of a range of housing
types and densities. In particular, a range of lot sizes including small blocks which may be suitable or
adaptable to respond to an ageing population.

During the initial planning phase for the development of the Tallowood Ridge Estate in 2008, Mullumbimby
DCP 1988 foreshadowed the rezoning of parts of Lot 80 as future residential land. In anticipation, Council
designed the central collector road, sewage pumping stations and water supply infrastructure to cater for the
projected expansion of the Estate. Consequently, there is adequate public infrastructure to incorporate
development under the Planning Proposal. Capacity has been set aside in the Brunswick Valley sewage
treatment works for the projected growth of Mullumbimby.

Water Supply

A 200 mm water trunk main passes through that part of the subject site proposed to be zoned for residential
development. Council has constructed an additional bulk water storage reservoir on a hill to the west of the
subject site and the 200 mm water trunk main is the connection between the new and the existing water
storage facilities. The subject land has adequate access to reticulated drinking water. Mullumbimby is now
also connected to the Rous Water bulk water supply system in the event that the Laverty’s Gap weir is
unable to supply bulk water to the reticulated areas. This is a backup option for dry periods to ensure water
is available to the subject land. There are no water supply issues that are of such magnitude as to prevent
this Planning Proposal from proceeding.

Sewerage

The Planning Proposal would utilise the existing constructed services at the subject site, including a
dedicated sewage pumping station built at a cost of $400,000 to pump sewage via a pressure rising main
tunnelled under the Brunswick River and discharge it into the town sewer system.

In 2011, the Council completed construction of the Brunswick Valley sewage treatment works (Vallances
Road) to service the towns of Mullumbimby and Brunswick Heads at a total cost of approximately
$42 million. The design capability of the treatment plant is underutilised and has the capacity to deal with the
wastewater from this site. There are no sewerage issues which are of such magnitude as to prevent this
Planning Proposal from proceeding.

Tallowood Ridge Estate — Sustainability Criteria Assessment 4



Stormwater

Stormwater controls will be detailed in the subdivision design staging to be included with a future
development application (DA). As the stormwater controls are required only for the subject development and
controls outside of the site are not proposed, it is recommended that the developer fund the works that may
otherwise be regarded as trunk infrastructure, eg terminal basins on the eastern periphery of the site, in
conjunction with the reticulation works for each stage of the development.

As Council does not have an urban dual reticulation strategy, it is recommended that rainwater tanks and on-
site stormwater detention be considered for individual allotments. This would provide an at-source control
and reuse opportunity, and would assist to reduce the size of sub-catchment detention structures.

Open Space and Community Facilities

Local parks scattered throughout new urban areas will provide Passive Open Space (P OS) facilities, such as
children’s play opportunities and informal kick-a-ball space. These are normally located within 500 metres of
new lots. They will be detailed in the subdivision design staging to be included with a future development
application (DA). This will also include a network of pathways for recreational walking and cycling, linking
back to existing facilities and Mullumbimby.

Community facilities that may be included in local parks should consist of sheltered barbecue sites, lookout
facilities where views are available, park furniture (bike racks, seating, bollards, drinking bubblers), toilets,
lighting, pathways, artworks that are in-built, signage, landscaping, community gardens and car parking.
Precise locations and details are not documented at this stage.

The existing Tallowood Ridge Estate includes recreational infrastructure (football field, cricket pitch, tennis
court and basketball/netball court) supplied as part of previous approvals. it also includes a toddlers’ play
park and a community garden. These will be linked to new areas by shared paths.

One of the objectives of the Planning Proposal is to restrict residential subdivision in the west and south-
west, within the proposed RU2 Rural Landscape zone. This is to ensure protection of the remnant bushland
until such time as Council is able to use environmental (E) zones. These areas provide an opportunity for
passive open space. Council will only accept the dedication of undevelopable land where it can be
demonstrated that the public benefit outweighs the ongoing maintenance burden. The provision of public
access will be an important consideration in making this judgement.

Roads

Council's urban design goal for Tallowood Ridge Estate is to provide a permeable road network through a
system of multiple collector streets and connections to the external road network.

The major access point will remain Tuckeroo Avenue, however a connection to the sports fields and Clays
Road is also planned. Where these roads cross the floodplain they will be filled to ensure flood free access
to surrounding areas. There are no road network issues that are of such magnitude as to prevent this
Planning Proposal from proceeding.

Section 117 Directions

The Tallowood Ridge Estate Planning Proposal is consistent with most Section 117 Directions. For those
where there is an inconsistency, it can be justified. An assessment of s117 Directions is part of the Planning
Proposal.
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Mullumbimby is a country town that relies heavily on private transport. In order to reduce reliance on private
cars, the developers of Tallowood Ridge Estate have included on-site:

= quality recreational facilities, ie football field and cricket pitch, tennis court, basketball/netball court,
= toddlers’ park and play area,

= community garden,

= bike paths linking all recreational facilities,

= bike path linking the community back to Mullumbimby.

Public transport in Mullumbimby is limited to the school bus, however, at such time as public transport
facilities become more generally available, they would not be precluded from servicing the subject site, as
the central collector road is of sufficient width to cater for buses.

The subject land is approximately 2 km from the Mullumbimby Post Office and main street shops. It is
approximately 1.5 km from the Mullumbimby High School, swimming pool, bowling club, senice station and
general store. It is accessible to employment in Mullumbimby and beyond (Figure 2).

The expansion of the Tallowood Ridge Estate will not generate sufficient traffic to have a negative impact on
sub-regional roads or the transport network generally.

Tallowood Ridge Estate ~ Sustainability Criteria Assessment 6
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Figure 2: The subject land is easily accessible to Mullumbimby

Tallowood Ridge Estate —Sustainabilty CiiteriaAssessment



It is estimated that Byron Shire as a whole had about 127 hectares of undeveloped zoned residential land in
2014. The estimate for Mullumbimby is approximately 14.5 hectares, most of which is in the remaining
stages of the existing Tallowood Ridge Estate (about 10 hectares). Mullumbimby had about 10% of the
Shire’s population (2011 census), and about 13% of the Shire’s zoned residential land.

In the period 2007/8 to 2011/12, Byron approved about 150 new dwellings per year, with some years spiking
to 200 new dwellings. If this represents demand for new dwellings then Mullumbimby's share is between
20 and 26 dwellings per year (13%).

Using population growth projections produces a similar estimate for demand for dwellings for Mullumbimby.
The Buckley Vann Byron Shire Housing Needs Report (December 2015) concluded that population growth
would generate a demand for 25 dwellings per year over the next 20 years (Figure 3).

Population Growth Additional

Population (2011-2031) Dwellings
Locality 2011 | 2016 | 2021 2026 | 2031 | Population Rate (2011-203D)
Syron BayiSufick | 9187 | 9934 | 11174 | 12157 | 12984 3817 176 | 1582
Fark
Brunswick Heads 1633 | 168) | 1855 | 2087 | 2224 585 1 54% 258
b e 5Re7 | 5993 | 63% | BST1 | 6737 oG 087% 471
Mullurinity 3972 | 3483 | 3800 | 4073 | 439 165 1 58% 513
Bengalow 1346 | 1565 | 1930 | 2419 | 2480 122 310% 1%
Total Urban 20993 | 22716 | 25088 = 27277 | 28762 7769 | 159% 342
~ural North and 8210 B.343 8812 9 148 9379 163 0 555 512
South
Total Rural 8216 8343 8812 9148 9379 1163 0.66% 512
Total Shire 29209 | 31059 33911 36425 38141 8932  134% 3,935

Source’ Byron Shire Couneil 2015
Note Lacahties hased on catchments in the Byron Section 94 Contributions Flan

Figure 3: Byron population and dwelling projections

The Mullumbimby Settlement Strategy was prepared in 2003 and contained four locations that may yield
residential lots. Only Tallowood Ridge has progressed in the last 12 years. Tallowood Ridge Estate has
about 110 lots remaining in its approved master plan, which correlates to about 4 to 5 years supply at
estimated demand rates. Even with some lots being produced from minor resubdivision in other locations,
Mullumbimby has a limited supply of land for residential development.

Council is currently developing a new Residential Strategy as part of a shire-wide review of residential land
supply and demand. The Residential Strategy will be exhibited as a draft in 2016. Th e proposed extension
to Tallowood Ridge Estate will be included in that Strategy. The proposed extension is largely consistent
with Council’s ‘site suitability criteria mapping’ that has been prepared to inform the strategy. It is a logical
expansion of an existing urban area that can provide quality land quickly to meet short-term market demand
while Council continues to investigate longer term options. The Planning Proposal process has already
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commenced and it is therefore reasonable that rezoning of the subject land precedes the Residential
Strategy.

This Planning Proposal will back-zone approximately 5 hectares of R2 Low Density Residential land to
mostly RU2 Rural Landscape in acknowledgment of its being riparian, flood affected or containing significant
vegetation. It up-zones an area of approximately 12 hectares to R2 Low Density Residential. This is a net
increase of about 7 hectares of R2 zoned land. This will yield potentially 65 additional lots, assuming a net
residential density of nine lots per hectare can be achieved.

In relation to housing diversity, Buckley Vann recommended:

“Byron Shire is a highly desirable place to live, and therefore has a high demand for dwellings. While simply
adding to supply will not necessarily combat housing prices or diversity, providing for better yields, increased
densities and additional well located urban land may assist. Housing stock in the Shire is currently dominated
by detached housing and there is a lack of product diversity. Provisions thaf support increased yields of
housing stock espedially in greenfieid areas and through infill development.”

This Planning Proposal will add to the limited supply of land in the Mullumbimby locality and should assist in
providing housing choice to the growing population.

Tallowood Ridge Estate ~ Sustainability Criteria Assessment 9



No local employment lands such as a neighbourhood retail/commercial centre or industrial land are proposed
within the subject land. Council has an industrial estate on the eastern edge of Mullumbimby that has some
capacity for expansion, which will assist with employment opportunities in Mullumbimby.

Council aims to reinforce the existing CBD. Residents of Tallowood Ridge Estate will likely shop in the CBD
as it has a choice of supermarkets and specialty stores. Access from the subject land directly into town will
promote "every day” expenditure locally. Some higher order spending will escape north to Tweed Heads or
south to Ballina.

The intended expansion of the Tallowood Ridge Estate is anticipated to have a positive effect on the local
community and economy. The Planning Proposal will likely yield a further 65 lots which will generate
significant employment over the construction phase of the development. It is generally accepted that for
every $1 million in construction expenditure, 27 jobs are created throughout the broader economy.
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The subject site is bordered on the east and south by existing development of various types and densities.
Some land is constrained by environmental or topographical constraints as follows:

The land to the north, east and parts of Lot 80 are flood liable,
The land to the west is steep and undulating hills, with some areas unsuitable for development,

The land to the east of the subject site is existing development, referred to locally as “Chincogan Views
Estate”, and

The land to the south is existing rural residential allotment development accessed off Left Bank Road.

The steepest land on the site will be retained in the RU2 zone on the westem edge of Lot 80. A small area
of steep land where there may be some surface instability located in the north-western comer of the R2 land
will be allocated a 1000 m® MLS to reflect the need to have larger lots on steeper sites. Further
consideration of the slope issue will occur during detailed subdivision design. A Geotechnical Assessment is
at Annexure A. A slope map showing those parts of the site that have a 20% slope or greater (and therefore
have limited development potential) is shown at Figure 4.

i |

Legend
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d Study Area |

= 0-20% TR
>20%

Figure 4: Subject land showing slopes greater than 20%
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A Contamination Report has been prepared that includes the subject site (Annexure B). There is no
recorded dip site on the land and the report did not identify any contamination arising from the past use of
the subject site for cattle grazing. The Contamination Report confirms that the subject site is generally
suitable for residential purposes.

A Bushfire Hazard Report (Annexure C) identified that the site is affected by bushfire hazard from the
remnant vegetation at its southem edge. Hazard buffers that meet the Planning for Bushfire Protection
requirements can be incorporated into the subdivision design. Consultation with the Rural Fire Service is
required and Council will conduct that consultation during notification of the Planning Proposal. Any
recommendations from the Rural Fire Service will be incomporated in the Planning Proposal.

This Planning Proposal will zone a small strip of land for residential development that is flood prone in a
20 Year ARI event or greater (about 1 hectare in proximity to Clays Road). However, this flood prone land is
west of the proposed Clays Road connector road (which has to be filled), is a Low Hazard flood fringe up to a
100 Year ARI event, and experiences low velocity and low depth up to a 100 Year ARI event (Annexure D).
It is proposed the land will be filled and used for residential lots as well as support infrastructure (roads,
water/sewer, stormwater retention, etc). Some other small areas on the edge of the floodplain will require
filling for a small number of residential lots (mostly parts of lots), but this land is already zoned R2. Byron
LEP 2014 clause 6.3 (Flood Planning) would apply to such land in any case.

In the event of a hazard situation (lood or bushfire) a flood free and bushfire free evacuation route is
provided via Tuckeroo Avenue and Clays Road.

The Draft North Byron Flood Study (January 2016) maps and discusses flood behaviour for the entire
Brunswick River catchment, including the subject land. It looks at looding up to the extreme event known as
a Probable Maximum Flood (PMF), which is a flood with an annual retum interval of greater than 500 years.
Taking this extreme PMF map, the subject land is affected slightly more than previously expected
(approximately 2 hectares of proposed R2 land), but in the same location. This level of flooding on the edge
of a floodplain can be dealt with by filling of the land. Filling of small areas on the edge of a floodplain has a
low probability of affecting other flood prone areas. An extract of the Draft North Byron Flood Study mapping
is included as Figure 5.
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Figure 5: Draft North Byron Flood Study — PMF peak flood levels
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The Planning Proposal will only add a relatively small number of lots to the Tallowood Ridge Estate, and the
demand for reticulated water that arises from this will not place pressure on environmental flows in the
waterways that supply bulk water to Mullumbimby. Council connected Mullumbimby to the Rous Water
system some time ago to cater for periods of dry weather when Laverty’'s Gap was unable to meet demand.

The subject land is not known to contain any significant extractive or mining resources. It is not located in a
buffer to any mines or extractive industries. It will not impact on the haul route of any mines or extractive
industries.

The extension to the residential land at Tallowood Ridge Estate will be supplied with reticulated electricity
and this is not expected to place unacceptable pressure on energy supply. Reticulated water and sewer will
also be supplied to all new residential lots.

The subject land contains approximately 20 hectares of regionally significant agricultural land identified in the
Northern Rivers Fammland Protection Project (Figure 6). However, only about 0.5 hectares of this will be
zoned R2 Low Density Residential (because it's isolated from the main area). An area of approximately
3 hectares will be zoned RE1 to reflect an existing consent for sports facilities. The balance of the regionally
significant farmland will be retained in the RU1 and RU2 rural zones. The existing and proposed residential
development will be buffered from the RU1 fanmland by a riparian area. The impact on farmland will be
minimal.

Lo

Mullumbimby

Figure 6: Regional Farmland mapping (regional farmland is brown colour)
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This Planning Proposal identifies a small but logical extension to the Tallowood Ridge Estate that will protect
the environment and resources for future generations by maintaining prime agricultural land, restricting
development to unencumbered land with minimal environmental significance and accessing existing
infrastructure.

This Planning Proposal has taken into consideration the natural, physical and appropriate density constraints
for development. It seeks to expand an existing settlement into a relatively small urban area with clear
boundaries.
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The regional mapping undertaken to support the FNCRS does not identify the Tallowood Ridge Estate as
containing biodiversity areas of State or regional significance.

The Far North Coast Regional Conservation Plan (2010) does not identify any State or regional biodiversity
assets in the Tallowood Ridge Estate area. The nearest comdor and habitat network is a coastal fauna
comidor that is located to the north of the subject land and does not affect it. The Tallowood Ridge Estate is
not identified as being in a regional conservation priority area.

The Tallowood Ridge Estate development is guided by an approved Biodiversity Conservation Management
Plan, which is consistent with the objectives of Council’s Byron Biodiversity Conservation Strategy 2004.

Ecological assessments that have been undertaken for the site identify some small areas of regenerating
lowland sub-tropical and dry rainforest which have ecclogical value (Annexure E). Some significant flora
species have been located and will be protected. The site has limited Koala food trees but those that are
present will be protected.

The Planning Proposal seeks to protect fauna habitat and environmentally sensitive areas through the use of
an RU2 Rural Landscape zone (in the absence of E zones). Specifically:

= by zoning riparian areas on each side of an existing drainage channel system between residential zoned
and prime agricultural land, and

= by protecting in perpetuity the Sclerophyll forest in the south and south-west comer of the subject site
which provides habitat for a range of fauna.

There is limited potential for impact upon water quality because all new residential development will be
consistent with water sensitive urban design principles. The riparian comidor will separate residential
development from the waterways and allow space for detention and stormwater cleaning structures.

Air quality is not a significant issue in the vicinity of Mullumbimby given the absence of major polluting
industry and the open topography of the location. Although urbanisation of this area will generate pollution
from private motor vehicles and emissions generally from energy use in the residential context, it is more an
issue of minimisation of impact. Carbon emissions minimisation should be a goal of all new urban areas.

An Aboriginal Cultural Heritage Assessment of the subject site concluded that there is limited potential for
encountering Aboriginal heritage on the subject site (Annexure F).

Byron Environmental Values mapping (Figure 7) shows the land largely free of constraints.
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Figure 7: Byron Environmental Values mapping
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The Planning Proposal will specifically provide for a quality residential lifestyle in an area that has access to
the necessary services and infrastructure, and is a logical extension to an existing urban area.

The initial stages of the Tallowood Ridge Estate include a toddlers’ playground and park, a community
garden, protection of remnant vegetation for passive recreation, shared paths to access services and
recreation facilities including sports fields (football field and cricket pitch, a tennis court and a half
basketball/netball court). Later stages will add to this to ensure that new residents get access to quality
social infrastructure.

Off-site services within easy access (less than 2 km) include the Mullumbimby Post Office, main street
shops, supermarkets and medical services. Mullumbimby High Schoal is less than 1.5 km from the site as is
a general store, service station, bowling club and (for the short-term) the Mullumbimby hospital. An
ambulance service, police station and fire station are all located in Mullumbimby.

Mullumbimby has excellent education opportunities with a public primary school and high school, a catholic
primary school and a K-12 Steiner School.

No community halls or built facilities are expected to be provided or needed on the subject land. Council is
currently focussing on existing facilities and has no capacity to take on new buildings. Mullumbimby CBD
includes a range of meeting spaces and halls, including the Mullumbimby Civic Hall (Dalley Street) and
Mullumbimby Drill Hall (Jubilee Avenue), both of which are within 2 km of the subject land.

The Tallowood Ridge Estate has access to high-speed broadband and telephone services, and these will be
extended throughout the new residential areas. The Planning Proposal will have strong positive social and
economic effects.

The additional dwellings in the Tallowood Ridge Estate will be able to access quality senvices from day one
by virtue of the current facilities on the site and in the nearby CBD of Mullumbimby (Figure 8).

Council will impose section 94 contributions to ensure that future development contributes to other services
and facilities off-site. It is unlikely that a modest extension of an existing urban development will create
concerns about the capacity of govemment services.
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The Tallowood Ridge Estate Planning Proposal seeks to rezone land on the subject site to increase the
opportunity for residential development in response to a documented demand and inadequate long-term land
supplies. It will also incorporate environmental areas (remnant vegetation and riparian corridors) into an
RU2 zone (until further assessment for the purposes of determining environmental zones is done). It will
also zone public recreation facilities in a public recreation zone.

It is an area that can be economically serviced with urban infrastructure, and will allow innovative and diverse
housing to take place that contributes to the local economy without causing concern regarding social
senices.

The Planning Proposal will have no adverse impact on significant agricultural lands. The minor areas of
hazard affected lands (some steeper areas and some small areas of flooding) can be dealt with at the
development stage through subdivision design and minor filling.

The proposed zoning changes would strongly align with the objectives of the FNCRS.

Council had previously resolved to receive and send a Planning Proposal for the extension of the Tallowood
Ridge Estate to the Department of Planning and Environment (DPE) for Gateway Detemmination. This
Planning Proposal is as a result of further advice from the DPE on the previous Planning Proposal. It is a
relatively minor expansion of an existing urban area that can provide quality land (around 65 residential lots)
quickly to meet short-temm market demand, while Council continues to investigate longer term options. It is
therefore reasonable that the Planning Proposal precedes the Residential Strategy currently in preparation.

The Tallowood Ridge Estate Planning Proposal satisfies the Sustainability Criteria and should be supported
by the Department of Planning and Environment.
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