Item: CP - Planning Proposal to Amend Hawkesbury Local Environmental Plan
2012 - Sydney Polo Club - Various properties Richmond Lowlands and
Richmond - (95498, 124414)

File Number: LEPO06/15

Property Address: Various properties Richmond Lowlands and Richmond

Applicant: Basscave Pty Limited

Owner: Basscave Pty Limited, Mr R and Mrs F Muscat, Mandalup Investments Pty
Limited, Ms S G Magnusson

Date Received: 11 September 2015, additional information received 27 April 2016 and 19 May
2016

Current Zone: Part RU2 Rural Landscape, Part E2 Environmental Conservation, and Part W1
Natural Waterways

Site Area: Approximately 216 hectares (ha)

Recommendation: Council support an amended planning proposal and submit to the Department
of Planning and Environment

REPORT:
Executive Summary

This report discusses a planning proposal which seeks to amend the Hawkesbury Local
Environmental Plan 2012 (the LEP) in order to allow for a range of additional uses on land known as
the Sydney Polo Club, and some immediately adjoining land. The planning proposal also seeks to
increase the permissible height on two allotments on the site from 10 metres to 13 metres.

It is recommended that Council support the preparation of a planning proposal to allow the additional
uses on the identified properties within this report.

Consultation

The planning proposal has not yet been exhibited. If the planning proposal is to proceed it will be
exhibited in accordance with the relevant provisions of the Environmental Planning and Assessment
Act 1979 (the Act) and associated Regulations, and as specified in the "Gateway" determination
administered by the Department of Planning and Environment (DP&E).

The Planning Proposal

Basscave Pty Limited (the applicant) seeks to amend Schedule 1 Additional permitted uses and the
Additional Permitted Uses Map of the LEP to allow for a range of additional uses on the land generally
known as the Sydney Polo Club, and some immediately adjoining land. The applicant also seeks to
increase the permissible height on two allotments on the subject site from 10 metres to 13 metres. The
applicant has engaged JBA Urban Planning Consultants Pty Ltd (JBA) to prepare a planning proposal
on their behalf.

The lands subject to the planning proposal are shown in Figure 1 below.
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Figure 1. Subject Site
The proposed uses proposed by the applicant to be included in Schedule 1 Additional permitted uses

as permissible with consent are shown in Table 1 below. Included in this table is a description and
justification of the proposed use provided by JBA. Following Table 1 are the uses as defined by the

LEP.

Table 1: Proposed uses

JBA’s description and justification of proposed use
Signage on the site is likely to be required to promote the use of the site

Proposed Use

Advertisement and
for polo/recreation purposes.

Advertising

Structure

Car Park At this stage it is envisaged that all car parking provided on site will be
ancillary to the polo/recreation use. However, as car parks are separately

defined in the Dictionary it has been included in the list of additional
permitted uses in the unlikely event that car parking is considered a

separate use.
This is considered an appropriate use for the site. Notably, Council’s

Housekeeping LEP seeks to include ‘eco-tourist facilities’ as a permissible
use in the RU2 zone. Therefore, the inclusion of this use as a permissible
use on the site is consistent with Council’s broader strategic planning

Eco-tourist facilities

policy direction.
Introduction of these land uses would allow for a small café, a small shop

selling polo goods or the like to be provided on the site as ancillary uses to

Food and Drink
Premises, Kiosk,

Shop

the polo club.




Proposed Use

JBA’s description and justification of proposed use

Function centres

Function centres are considered an appropriate use for the site having
regard to its strategic location along the Hawkesbury River and its existing
natural setting. It has also historically been used for function centres
although these consents are no longer active. Council’'s Housekeeping
LEP proposes to make function centres a permissible use in the RU2
zone. Therefore, the inclusion of this use as a permissible use on the site
is consistent with Council’s broader strategic planning policy direction.

Industrial retail
outlet

To ensure that a future boutique micro-brewery is able to retail to the
public it is proposed to add ‘industrial retail outlet’ as a permissible use on
the site. This is considered an appropriate use on the site as it will support
both the rural and tourism industries in the area.

Light Industry

The production of craft beer in a small boutique brewery would be
classified as a light industry use.

Market

This is considered an appropriate use on the site. It will support the
tourism industry in the area, and allow for the sale of locally
grown/produced food products. There are no immediate plans to seek
consent for this use. However, it is envisaged that markets on the site
could occur approximately once a month, and be predominantly limited to
the sale of local produce. No markets would be held on weekends when
major polo events are held.

Medical centre

This will facilitate the provision of counselling services by registered health
care professionals using horses as part of the therapy session. This is
considered an appropriate use having regard to the rural nature of the
location.

Recreation facility
(major) and
Recreation facility
(outdoor)

Regular polo events are proposed to be held each week on the site. This will
generally consist of a weekday game with practices on weekends. Given the
limited nature of these regular events and the limited number of players (four)
per polo team, it is considered that these regular events are best described
as ‘recreation facility (outdoor)’. Approximately once a year it is proposed
to hold a major polo tournament on the site over the weekend (i.e.
Saturday and Sunday). These events are expected to attract a maximum
of 2,500 patrons spread out over the weekend with staggered attendance
throughout both days. Given the scale of this irregular event it may fall
within the land use definition of "recreation facility (major)". This land use
will also facilitate the Polo World Cup event in 2017.

Sewage
reticulation
system, sewerage
system, sewage
treatment plant,
water supply
system

This infrastructure may be required for servicing the site, although it may
be possible to undertake such works under State Environmental Planning
Policy (Infrastructure) 2007 (SEPP Infrastructure), it is proposed to include
these works as additional permitted uses on the site to ensure that
Basscave have a range of legitimate planning options to deliver
infrastructure works on the site.

Veterinary hospital

This is considered an appropriate use in the RU2 zone and will allow for
the appropriate care of animals on the site and within the broader LGA.
Notably, this use is permissible with consent in all other rural zones in the
Hawkesbury LGA including RU1 Primary Production, RU4 Primary
Production Small Lots, and RU5 Village. No specific location on the site has
been identified for this use and it is not proposed that an application be
lodged for this use at this stage. However, it is considered that this is an
appropriate and desirable use to support the efficient and ongoing
operation of the site for horse-related activities.

Definitions of land uses within the LEP.




advertisement has the same meaning as in the Act.
Note. The term is defined as a sign, notice, device or representation in the nature of an
advertisement visible from any public place or public reserve or from any navigable water.

advertising structure has the same meaning as in the Act.
Note. The term is defined as a structure used or to be used principally for the display of
an advertisement.

car park means a building or place primarily used for the purpose of parking motor
vehicles, including any manoeuvring space and access thereto, whether operated for
gain or not.

eco-tourist facility means a building or place that:

(@) provides temporary or short-term accommodation to visitors on a commercial
basis, and

(b) islocated in or adjacent to an area with special ecological or cultural features, and

(c) s sensitively designed and located so as to minimise bulk, scale and overall
physical footprint and any ecological or visual impact.

It may include facilities that are used to provide information or education to visitors and to
exhibit or display items.

food and drink premises means premises that are used for the preparation and retail
sale of food or drink (or both) for immediate consumption on or off the premises, and
includes any of the following:

(@) arestaurant or cafe,

(b) take away food and drink premises,

(c) apub,

(d) asmallbar.

function centre means a building or place used for the holding of events, functions,
conferences and the like, and includes convention centres, exhibition centres and
reception centres, but does not include an entertainment facility.

kiosk means premises that are used for the purposes of selling food, light refreshments
and other small convenience items such as newspapers, films and the like.

Note. Clause 5.4 of LEP 2012 limits the gross floor area of a kiosk to 25 square metres.

industrial retail outlet means a building or place that:

(@) isused in conjunction with an industry or rural industry, and

(b) is situated on the land on which the industry or rural industry is located, and

(c) is used for the display or sale (whether by retail or wholesale) of only those goods
that have been manufactured on the land on which the industry or rural industry is
located,

but does not include a warehouse or distribution centre.

Note. Clause 5.4 of LEP 2012 limits the retail floor area of an industrial retail outlet to 20% of the gross
floor area of the industry or rural industry located on the same land as the retail outlet, or 400m?,
whichever is the lesser.

light industry means a building or place used to carry out an industrial activity that does not
interfere with the amenity of the neighbourhood by reason of noise, vibration, smell, fumes,
smoke, vapour, steam, soot, ash, dust, waste water, waste products, grit or oil, or otherwise,
and includes any of the following:

(& high technology industry,

(b)  home industry.



market means an open-air area, or an existing building, that is used for the purpose of
selling, exposing or offering goods, merchandise or materials for sale by independent stall
holders, and includes temporary structures and existing permanent structures used for
that purpose on an intermittent or occasional basis.

medical centre means premises that are used for the purpose of providing health
services (including preventative care, diagnosis, medical or surgical treatment,
counselling or alternative therapies) to out-patients only, where such services are
principally provided by health care professionals. It may include the ancillary provision of
other health services.

recreation facility (major) means a building or place used for large-scale sporting or
recreation activities that are attended by large numbers of people whether regularly or
periodically, and includes theme parks, sports stadiums, showgrounds, racecourses and
motor racing tracks.

recreation facility (outdoor) means a building or place (other than a recreation area)
used predominantly for outdoor recreation, whether or not operated for the purposes of
gain, including a golf course, golf driving range, mini-golf centre, tennis court, paint-ball
centre, lawn bowling green, outdoor swimming pool, equestrian centre, skate board ramp,
go-kart track, rifle range, water-ski centre or any other building or place of a like character
used for outdoor recreation (including any ancillary buildings), but does not include an
entertainment facility or a recreation facility (major).

shop means premises that sell merchandise such as groceries, personal care products,
clothing, music, homewares, stationery, electrical goods or the like or that hire any such
merchandise, and includes a neighbourhood shop, but does not include food and drink
premises or restricted premises.

sewage reticulation system means a building or place used for the collection and
transfer of sewage to a sewage treatment plant or water recycling facility for treatment, or
transfer of the treated waste for use or disposal, including associated:

(@) pipelines and tunnels, and

(b)  pumping stations, and

(c) dosing facilities, and

(d)  odour control works, and

(e) sewage overflow structures, and

)] vent stacks.

sewage treatment plant means a building or place used for the treatment and disposal
of sewage, whether or not the facility supplies recycled water for use as an alternative
water supply.

sewerage system means any of the following:

(a) Dbiosolids treatment facility,

(b)  sewage reticulation system,

(c) sewage treatment plant,

(d)  water recycling facility,

(e) abuilding or place that is a combination of any of the things referred to in
paragraphs (a)—(d).

veterinary hospital means a building or place used for diagnosing or surgically or
medically treating animals, whether or not animals are kept on the premises for the
purpose of treatment.



To give effect to the planning proposal, JBA have requested the following amendments be made to
the LEP:

1.

Include the following additional clause in Schedule 1 of the LEP

20 Use of certain land at Ridges Lane, Triangle Lane, Cornwells Lane, Powells Lane
and Old Kurrajong Road, Richmond

@)

2

This clause applies to land zoned RU2 Rural Landscape at Ridges Lane, Triangle
Lane, Cornwells Lane, Powells Lane, Old Kurrajong Road and Edwards Road,
Richmond being part of Lot 1 and 2 DP206104, Lot 1 DP70128, Lot 25
DP1100252, Lot 25 DP663770, Lot 27 DP566434, Lot 1 and 2 DP1168610, Lot 1
DP659412, Lot 1 DP972649, Lot 1 DP120794, Lot 1 — 3 DP997087, Lot 1
DP797310, Lot 1 DP77207, Lot 1 DP997086, Lot 4 and 5 DP112860, Lot A
DP365391, Lot 128 and 129 DP1151145, Lot A and B DP89087, identified as area
7’ on the Additional Permitted Uses Map.

Development for the purposes of advertisement, advertising structure, car park,
food and drink premises, eco-tourist facilities, function centres, industrial retail
outlet, light industry, kiosk, market, medical centre, recreation facility (major),
recreation facility (outdoor), sewage reticulation system, sewage system, sewage
treatment plant, shop, veterinary hospital, water supply system is permitted with
consent.

Amend the Additional Permitted Uses Map of LEP to include the parts of the site that are
zoned RU2 Rural Landscape as shown in the figure below.



[ Thesite
"1 Additional Permitted Uses
Source: JBA Planning Proposal

Figure 2: Proposed amendment to Additional Permitted Uses Map

3. Amend the Height of Buildings Map to allow development to a height of 13m on Lot 1 DP
797310 and Lot 1 DP 120794 as shown in the figure below. This amendment is sort to
allow for a proposed "Hall of Fame Function Centre".



Source: JBA Planning Proposal

Figure 3: Proposed amendment to Height of Buildings Map

JBA state that the proposed amendment to the LEP will enable the future development and future use
of the site for polo facilities, function centre uses, low-scale eco-tourist facilities, therapy sessions
using horses, veterinary services, markets, a micro-brewery and a range of supporting uses consistent
with the RU2 zone objectives. It will also strengthen the existing polo industry in the locality, and allow
the site to attract increased visitors and investment to the Hawkesbury LGA. Importantly, it will allow
for the delivery of infrastructure to support the Polo World Cup event in October 2017 including the
Hall of Fame.

Details of the proposed Polo World Cup, Hall of Fame Function Centre, and future use of the site are
provided in Attachment 1 of this report. However, in summary these developments consist of the
following:

Polo World Cup 2017

This event is proposed to be held over nine days in October 2017 with 3,000 to 10,000 people
expected to attend each day depending on the type of match / teams playing.



For up to three months prior to the event it is proposed that temporary stables will be provided for up to
360 horses on site as well as temporary residential accommodation for up to ten trainers and vets.

Permanent and temporary structures proposed include polo fields, Hall of Fame (expected to
accommodate up to 1,000 guests at any one time), helipad, car parking areas (total capacity
approximately 1,910 spaces), horse training and stabling areas, exhibition and hospitality areas, an event
promotions area, and toilets.

Hall of Fame Function Centre

This is proposed to be a new function centre on the Sydney Polo Club site. The proposed function centre
is to be known as the "Hall of Fame" and is to be the primary function space for the Polo World Cup event
in 2017. Following the event, it is proposed that the building will continue to be used for the purposes of a
function centre for events, including (but not limited to) weddings, corporate events, exhibitions, and
conventions.

The Hall of Fame building is proposed to be located on the western side of the main polo field (Field 1), on
the border of Lot 1 in DP 797310 and Lot 1 in DP 120794. This location currently includes an existing
spectator mound with a maximum crest level of about 16m AHD.

The building is proposed to be constructed as a two level function space able to accommodate up to
1,000 guests at any one time, with vehicular access being provided off Ridges Lane. The first floor level is
proposed to be at 17.4 m AHD and would include members’ lounge, bars, kitchen, and meeting room.
The ground floor level is proposed to be at 12.4 m AHD and would provide for uses such as parking,
waste collection, and corporate boxes. It is also proposed that additional seating be provided on outdoor
terraces.

Due to the proposed first floor level being located at or above the 1 in 100 year flood level and the slope of
the mound, the Hall of Fame will exceed the current maximum LEP height of 10 metres applicable to the
site.

Future use of the site

It is proposed that the site be used for regular polo events, function centre, restaurant and micro-brewery,
markets, eco-tourist facility, and equine therapy sessions.

It is important to note that the planning proposal only seeks to make these uses permissible on the site
subject to development consent. Should the planning proposal proceed it will not provide the actual
development consents to enable the proposed uses, which will be obtained via the submission of
subsequent development applications to Council. Through the development application process
Council will have the opportunity to consider in greater detail such matters as flood affectation, traffic,
noise and visual impacts.

Furthermore, the DP&E A guide to preparing planning proposal states:

A planning proposal relates only to an LEP amendment. It is not a development
application nor does it consider specific detailed matters that should form part of a
development application.

and

An amendment to an LEP is a stand-alone component of the development process. The
RPA [Relevant Planning Authority] and the community must be confident that the
proposed planning controls suggested by the planning proposal are acceptable as an
outcome appropriate in that location, regardless of the subsequent approval or refusal of
any future development application.
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The Subject Site and Surrounds

The site has an area of approximately 216 ha, comprises 24 allotments at Edwards Road and Ridges,
Cornwells, Triangle, and Powells Lanes, Richmond Lowlands and Old Kurrajong Road, Richmond and
has a frontage of approximately 2.4km to the Hawkesbury River.

The majority of the site is currently used for agricultural (grazing) purposes and polo facilities. Two
function centres were located on land owned by Basscave Pty Limited although the consents for these
function centres are no longer active. Three tourist cabins are located in the south-western section of
the site on land owned by Mandalup Investments Pty Limited, and a turf farming operation in the
centre of the site on land owned by Mr R and Mrs F Muscat.

The individual allotments and their current uses are shown in Table 2 and Figure 4 below.

Table 2: Land and current development/ uses

Road Lot DP Development/Use
Frontage/Access
Owner: Basscave Pty Limited
Powells Lane 1 70128 Grazing pasture, wetland, polo field
25 | 1100252 | Grazing pasture, animal training yards, wetland
25 | 663770 | Polo fields, grazing pasture, dam, stables, machinery shed,
dwelling, farm buildings, former function centre
Ridges Lane 27 | 566434 | Dwelling, former function centre, farm buildings, grazing pasture,
animal yards
2 1168610 | Dwelling, farm buildings, equine training facilities, polo fields
1 659412 | Grazing pasture, polo field
1 972649 | Grazing pasture
1 120794 | Polo fields, farm buildings, wetland
1 997087 | Grazing land, farm buildings, wetland
2 997087 | Grazing land, farm buildings, wetland
3 997087 | Grazing land, farm buildings, wetland
1 797310 | Grazing land, polo field, wetland
Triangle Lane 1 77207 Grazing pasture, farm building, wetland
1 997086 | Grazing pasture, wetland, polo field, farm buildings, animal yards
Cornwells Land 4 1120860 | Polo field
5 1120860 | Polo field, dam
Edwards Road A 365391 | Dwelling/farm office, shed

Owner: Ms S G Magnhusson

Ridges Lane ‘ 1 ‘ 1168610 | Polo field, farm
Owner: Mr R and Mrs F Muscat
Ridges Lane 128 | 1151145 | Turf farm, dwelling, farm buildings

129 | 1151145 | Turf Farm, dwelling, farm buildings

Owner: Mandalup Investments Pty Limited

Old Kurrajong A 89087 Dwelling, polo fields, horse yards, various farm buildings
Road B 89087 Dwelling, tourist cabins, polo fields, horse yards, various farm
buildings

1 206104 | Dam, polo field, farm buildings
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‘ 2 ‘ 206104 | Polo field, horse yards, horse training, farm buildings

»

[ Thesite
@ roloFields @ Dwelling
® TurfFarm @ Rural Tourist Facility



B T

: Site Boundary
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@ Polo Barn Function Centre Parking Stable
(®  Sunnybrook Barn Function Centre ~ (8)  Amenities Block

Source: JBA Planning Proposal

Figure 4: Aerial photo of subject site showing various land uses
The surrounding area is made up of a mix of agricultural uses, including turf farms and grazing land.
Rural - Residential properties are located to the south and west of the site. Opposite the site, on the
northern side the Hawkesbury River are a number of Rural - Residential and large-lot residential
properties. In addition, the following polo clubs/facilities are located nearby:
o Kurri Burri Polo Club, 226 Edwards Road
. Windsor Polo Club, Lot 303 Old Kurrajong Road
. Killarney Polo Club, Old Kurrajong Road
. Riverland Polo Club, Old Kurrajong Road
. Muddy Flats Polo Club, Triangle Lane
o Willo Polo, 2 Edwards Road

. Arunga Polo Club, 42 Triangle Lane

. Town and Country Polo Club, 508 Cornwallis Street.
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Figure 5: Surrounding polo clubs/facilities

The site is predominantly zoned RU2 Rural Landscape with relatively small parts being zoned E2
Environmental Conservation, and W1 Natural Waterway. The zoning of the land is shown in Figure 6
below. The amendments to the LEP sought by the planning proposal only relate to that part of the site
that is zoned RU2 Rural Landscape.
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Figure 6: Extract from LEP 2012 Land Zone Map
The objectives of the RU2 Rural Landscape are:

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

. To maintain the rural landscape character of the land.

. To provide for a range of compatible land uses, including extensive agriculture.

. To minimise the fragmentation and alienation of resource lands.

. To minimise conflict between land uses in the zone and land uses in adjoining
zones.

. To ensure that development occurs in a way that does not have a significant

adverse effect on water catchments, including surface and groundwater quality and
flows, land surface conditions and important ecosystems such as waterways.

. To ensure that development retains or enhances existing landscape values
including a distinctive agricultural river valley systems, scenic corridors, wooded
ridges, escarpments, environmentally sensitive component.

o To preserve the areas and other features of scenic quality.
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. To ensure that development does not detract from the existing rural character or
create unreasonable demands for the provision or extension of public amenities
and services.

Land uses currently permitted with consent in this zone include:

Agriculture; Animal boarding or training establishments; Boat sheds; Building
identification signs; Business identification signs; Cemeteries; Charter and tourism
boating facilities; Crematoria; Dual occupancies (attached); Dwelling houses; Educational
establishments; Entertainment facilities; Environmental facilities; Farm buildings; Farm
stay accommodation; Flood mitigation works; Forestry; Funeral homes; Helipads; Home-
based child care; Home industries; Jetties; Landscaping material supplies; Moorings;
Places of public worship; Plant nurseries; Recreation areas; Restaurants or cafes; Roads;
Roadside stalls; Rural industries; Rural supplies; Rural workers’ dwellings; Water
recreation structures; Water storage facilities

Other relevant matters of the LEP include:

. parts of the site are subject to tidal inundation hence, where relevant, Clause 5.7
Development below mean high water mark will apply to future development on the site.

. a heritage listed property (Lots 1 and 2 DP 229549, 216 Edwards Road, also known as
Kurri Burri) is located immediately to the north-east of the site hence, where relevant,
Clause 5.10 Heritage conservation will apply to future development on the site.

o the site is shown as being predominantly within Acid Sulfate Soil Classifications 4 and 5,
with a relatively small area, generally corresponding to the W1 zoned land, being within
Acid Sulfate Soil Classifications 1 hence Clause 6.1 Acid Sulfate Soils will apply to future
development on the site.

. the site is entirely inundated by flood waters during a 1 in 100 year flood event hence
Clause 6.3 Flood planning will apply to future development on the site as well as
Council’'s Development of Flood Liable Land Policy.

o the site is partly affected by the Terrestrial Biodiversity Map, mainly along the site
frontage to Hawkesbury River and the wetland and it’'s surrounds hence, where relevant,
Clause 6.4 Terrestrial Biodiversity will apply to future development on the site.

. a small portion of land in the south-west part of the site falls within the 20 - 25 ANEF 2014
contour area hence, where relevant, Clause 6.6 Development in areas subject to aircraft
noise will apply to future development on the site.

The site falls within the Middle Nepean & Hawkesbury River Catchment Area of Sydney Regional
Environmental Plan No.20 Hawkesbury - Nepean River (No.2 - 1997) and is within an area of
Regional scenic significance under this SREP. The site also contains a wetland identified by this
SREP.

The site is within Landscape Unit 3.4.1 Yarramundi Weir to South Creek Junction of the Hawkesbury -
Nepean Scenic Quality Study, Department of Planning and Urban Affairs, 1996. This study
summarises the landscape character of this area as follows:

A broad and nearly flat valley floor extensively altered by agriculture and settlement. An
intensively farmed agricultural environment dominated by crop lands and rural industry.
The major cultural elements are agricultural rather than ornamental, with a strict division
of settled land from rural land.

The study describes the capacity of the farming lands for increased settlement and usage density as
low and states that the visual sensitivity of the general area is high because of the heritage value of
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the landscape. The study recommends that the open agricultural character of the flats be retained by
discouraging subdivisions and rural/industrial operations.

The Significant Wetlands of the Hawkesbury - Nepean River Valley, Department of Planning, 1994,
describes the wetland on the site as being an open herb swamp with waterbird value.

The site is shown as containing Agriculture Land Classifications 1, 2 and 8 prepared by the former
NSW Department of Agriculture. The majority of the site is class 1 (Arable land suitable for intensive
cultivation) with land in the vicinity of the wetland, and to the south of the wetland being class 2
(Arable land suitable for regular cultivation). The river-front land is class 8 (water).

Most of the site is within an "identified resource area" (construction sand and gravel) as defined by the
NSW Department of Industry.

Land generally consisting of the wetland and immediate surrounds is shown as an area of "extensive
salinity hazard", whilst the balance of the site is shown as an area of "localised salinity hazard".

Council’s Notice of Motion of 3 February 2015
At Council’s Ordinary Meeting on 3 February 2015, Council resolved the following Notice of Motion:

1. Council reaffirm its continued support of the emerging polo and related support
industries in the Richmond Lowlands.

2. Council indicate to all stakeholders and the community its unambiguous willingness
to work closely and cooperatively with all relevant property owners to resolve
quickly and expeditiously current planning provisions and conflict issues, including
commencement of a review of the rezoning provisions, relating to permissible land
use activities associated with the industry.

Relationship of this planning proposal to Council’s General Amendments planning proposal

On 31 March 2015 Council considered a report regarding a suite of proposed amendments to LEP
2012. Included in these amendments were recommendations to:

. permit function centres in the RU1 Primary Production, RU2 Rural Landscape, RU4
Primary Production Small Lots, RU5 Village and E4 Environmental Living zones.

o permit eco-tourist facilities with consent in the following zones - RU1 Primary Production,
RU2 Rural Landscape, RU4 Primary Production Small Lots, RU5 Village, R1 General
Residential, R2 Low Density Residential, R3 Medium Density Residential, R5 Large Lot
Residential, E3 Environmental Management, E4 Environmental Living.

Council resolved, inter alia, that a planning proposal (including the above mentioned amendments) be
prepared and forwarded to the Department of Planning and Environment (DP&E) for a Gateway
determination.

A planning proposal was subsequently prepared and forwarded to the DP&E on 31 July 2015.
Included in the planning proposal were the following explanations for the proposed changes to the
permissibility of function centres and eco-tourist facilities:

Function centres are not permitted in the RU1, RU2, RU4, RU5 and E4 zones because at
the time of drafting LEP 2012 function centres were a new land use within the standard
instrument and they were considered to be outside the scope of the like for like
conversion of LEP 1989 land uses to LEP 2012 land uses. LEP 2012 does however
permit the similar land use of restaurants in the RU1, RU2, RU4, RU5 and E4 zones.

Council has become aware of circumstances whereby existing restaurants are being
used for hosting functions such as wedding receptions. Due to the above mentioned
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prohibition Council is not able to consider the use of restaurants for the purposes of
hosting functions.

In order to resolve this matter it is proposed that function centres be permitted in the RU1,
RU2, RU4, RUS5 and E4 zones.

and

During the preparation of LEP 2012 Council did not have opportunity to consider eco-
tourist facilities as this land use was added to the standard instrument after Council
forwarded the draft of LEP 2012 to the DP&E for finalisation and gazettal.

As a result an anomaly currently exists in the LEP 2012 whereby in the RU1, RU4, RU5,
R1, R2, R3, R5, E3 and E4 zones tourist and visitor accommodation is permitted with
consent however eco-tourist facilities are prohibited.

It is proposed that eco-tourist facilities be made permissible with consent in the above
mentioned zones and, due to their likely lesser environmental impact than tourist and
visitor accommodation, they also be made permissible with consent in the RU2 zone.

A Gateway determination was issued by DP&E on 19 February 2016 raising no objection to the
proposed function centre and eco-tourist facility amendments. At the time of preparing this report the
General Amendments planning proposal had been referred to various public authorities for comment.
Thus, it is important to note that the two additional permitted uses of function centres and eco-tourist
facilities sort by the applicant is consistent with what Council is seeking to achieve via the General
Amendments planning proposal.

A Plan for Growing Sydney and Draft North West Subregional Strategy

A Plan for Growing Sydney was released in December 2014 and is the NSW Government’s 20-year
plan for the Sydney Metropolitan Area (SMA). It provides direction for Sydney’s productivity,
environmental management, and liveability; and for the location of housing, employment, infrastructure
and open space.

A Plan for Growing Sydney contains the following Vision for Sydney:

. A strong global city, a great place to live.

The Vision is supported by following four goals and three principles:

. Goal 1: A competitive economy with world-class services and transport

. Goal 2: A city of housing choice with homes that meet our needs and lifestyles

. Goal 3: A great place to live with communities that are strong, healthy and well
connected

. Goal 4: A sustainable and resilient city that protects the natural environment and has

a balanced approach to the use of land and resources

. Principle 1: Increasing housing choice around all centres through urban renewal in
established areas

. Principle 2: Stronger economic development in strategic centres and transport gateways

. Principle 3: Connecting centres with a networked transport system
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A Plan for Growing Sydney divides Sydney into six subregions: Central; West Central; West; North;
South West; and South. The Hawkesbury LGA is in the West subregion with the Penrith and Blue
Mountains LGAs.

The Draft North West Subregional Planning Strategy (the Strategy) was released by the NSW
Government in December 2007. The Strategy covers the LGAs of The Hills, Blacktown, Blue
Mountains, Hawkesbury and Penrith and sets broad directions for additional dwelling and employment
growth.

The Strategy’s Key Directions are:

. plan to meet employment and housing capacity targets

. develop Penrith as a Regional City

o strengthen the role of centres

o improve access to, from and within the subregion

. protect rural and resource lands

. promote the environmental and scenic qualities of the region
. improve access to open space and recreation opportunities

The Strategy was never finalised and is currently under review.

These two documents have a high level metropolitan and regional focus, and for the most part are not
readily applicable to this planning proposal. Notwithstanding this JBA have provided an assessment of
the planning proposal against these two documents and concludes that the planning proposal is
consistent with these documents. JBA’s assessment is provided in Attachment 2 of this report.

In summary JBA claim that the planning proposal is consistent with the objectives of the "Metropolitan
Rural Area" of the Plan because the proposed uses will provide recreational activities that are
compatible with the surrounding environment and are not likely to adversely affect the objectives of
any future strategic framework for the region. Furthermore, JBA claim the proposed uses will promote
the polo industry and tourism in Sydney’s north-western region and make it easier for the growing
population in the north-west to access recreational facilities in the Richmond Lowlands.

JBA claim that the planning proposal is consistent with the following directions of the Strategy:
. promote the environmental and scenic qualities of the Region
. improve access to open space and recreation opportunities

because the proposed uses will support the environmental and scenic qualities of the Hawkesbury
River and allow for the provision of tourism and recreational facilities.

Hawkesbury Community Strategic Plan and the Hawkesbury Employment Land Strategy

The Hawkesbury Community Strategic Plan (CSP) is a high level plan that outlines the key community
aspirations and sets the essential direction for future Council activities and decision making. This Plan
is divided into five themes and incorporates the NSW Division of Local Government’s (DLG) social,
economic, environmental and governance strategic principles. Each of the five themes are supported
with a vision statement, directions, strategies, goals and measures, to assist Council and the
community to achieve its objectives.

The Hawkesbury Employment Land Strategy (ELS) reviewed employment and employment lands in
the Hawkesbury LGA and considered the then State Policy context, economic trends and drivers,
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employment profiles, the character of existing employment precincts and the demand and supply
issues for employment lands. It also recommended a number of short and long term strategies to
address the economic prosperity of the Hawkesbury LGA to the year 2031.

JBA have provided an assessment of the planning proposal against the CSP and ELS. JBA’s
assessment is provided in Attachment 2 of this report.

In summary JBA'’s responses to the CSP and ELS are:

. the planning proposal will facilitate the achievement of relevant goals by supporting the
ongoing development of a sustainable polo industry in Richmond with supporting eco-
tourist accommodation and function centre facilities to promote the tourism industry in the
area. This will provide increased employment and economic development in the
Hawkesbury LGA. It will also provide a means to balance the recreational, ecological and
employment activities of the area through facilitating recreational facilities in a suitable
and compatible location.

o whilst the ELS examines employment lands within the Hawkesbury LGA, and not rural
lands, it does state that accommodation land uses could be appropriately located on rural
and environmental protection lands and recommends future strategic actions. The ELS
recognises that the agricultural industry sector plays a significant employment role in the
LGA, and that cafes, accommodation and restaurants are important in supporting local
jobs in the tourism industry. The planning proposal seeks to include a range of compatible
uses on the site that will support the tourism industry.

Section 117 Directions

Section 117 Directions are issued by the Minister for Planning and apply to planning proposals.
Typically, the Section 117 Directions will require certain matters to be complied with and/or require
consultation with government authorities during the preparation of the planning proposal. The Section
117 Directions do allow for planning proposals to be inconsistent with the Directions. In general terms
a planning proposal may be inconsistent with a Direction only if the DP&E is satisfied that the proposal
is:

a) justified by a strategy which:

o gives consideration to the objectives of the Direction

o identifies the land which is the subject of the planning proposal (if the planning
proposal relates to a particular site or sites)

o is approved by the Director-General of the Department of Planning, or

b) justified by a study prepared in support of the planning proposal which gives
consideration to the objectives of the Direction, or

c) in accordance with the relevant Regional Strategy, Regional Plan or Sub-Regional
Strategy prepared by the Department of Planning which gives consideration to the
objective of the Direction, or

d) is of minor significance.

JBA have provided an assessment of the planning proposal against relevant Section 117 Directions,
and this assessment is provided in Attachment 2 of this report. In summary JBA conclude that the
planning proposal is consistent with relevant Section 117 Directions.

JBA’s assessment includes consideration of Direction 3.5 Development Near Licenced Aerodromes.
This is not necessary as RAAF Base Richmond is not a licenced aerodrome. Notwithstanding this it is
envisaged that if the planning proposal proceeds it will be referred to the Department of Defence for
comment.
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JBA’s assessment does not include consideration of Direction 5.10 Implementation of Regional Plans.
The objective of this direction is to give legal effect to the vision, land use strategy, goals, directions
and actions contained in Regional Plans. This direction was added to the S117 Directions on 14 April
2016 and for the purposes of this direction A Plan for Growing Sydney is the relevant Regional Plan.
JBA have provided an assessment of planning proposal with respect to A Plan for Growing Sydney,
which is provided in Attachment 2 of this report.

Direction 6.3 Site Specific Provisions states, inter alia:

A planning proposal that will amend another environmental planning instrument in order to allow
a particular development proposal to be carried out must either;

(@) allow that land use to be carried out in the zone the land is situated on, or

(b)  rezone the site to an existing zone already applying in the environmental planning
instrument that allows that land use without imposing any development standards or
requirements in addition to those already contained in that zone, or

(c) allow that land use on the relevant land without imposing any development standards or
requirements in addition to those already contained in the principal environmental
planning instrument being amended.

JBA state that the planning proposal is consistent with this direction because it seeks to amend the
LEP, to allow additional permitted uses to be carried out on the site, by adding an additional provision
in Schedule 1 and no additional development standards are proposed in relation to these additional
land uses.

The need for additional development standards in relation to some of the proposed land uses is
discussed later in this report.

State Environmental Planning Policies and Regional Environmental Plans

The State Environmental Planning Policies and Regional Environmental Plans of most relevance are
State Environmental Planning Policy No. 19 — Bushland in Urban Areas, State Environmental Planning
Policy No. 44 — Koala Habitat Protection, State Environmental Planning Policy No. 55 - Remediation of
Land, and Sydney Regional Environmental Plan No. 20 - Hawkesbury - Nepean River (No.2 - 1997).

JBA have provided an assessment of the planning proposal against the above mentioned SEPPs and
SREP No. 20 (No.2 - 1997). This assessment is provided in Attachment 2 of this report.

JBA'’s assessment is summarised below.

State Environmental Planning Policy No. 19 — Bushland in Urban Areas

The planning proposal is consistent with the objectives of the SEPP. The proposed uses are
compatible with the natural setting of the site and will integrate within its landscaped setting. No
significant building footprints will be facilitated by the planning proposal and the majority of the site will
be retained as part of the vegetated landscape. No changes to the E2 Environmental Conservation
zone on the site are being sought and the proposed LEP amendments will not have any unacceptable
impact on the natural ecological value of the site.

State Environmental Planning Policy No. 44 - Koala Habitat Protection

There is no evidence of a local koala population in the locality and potential feed trees at the site are
sparse, and surrounded by pasture.

State Environmental Planning Policy No. 55 - Remediation of Land
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The site has a number of identified contamination risks resulting from the past agricultural and quarry
uses of the site, above ground storage of fuels, landfill from unknown sources as well as stockpiling
and storage of waste on the site. Notwithstanding this these risks are acceptably low to permit the
changes to the site permissible uses as proposed, particularly given that the proposal does not seek to
make permissible any sensitive land uses such as residential, schools or a child care facility. Where
contamination has been identified it is likely to be of a type and extent that can be readily remediated
to allow any of the proposed additional uses to proceed. Subsequent development applications should
fully assess localised contamination and address any identified issues. This should involve the
preparation of a detailed site investigation including the undertaking of intrusive soil sampling.

Sydney Regional Environmental Plan No. 20 - Hawkesbury - Nepean River (No.2 - 1997
The planning proposal proposes additional uses on the site that are complementary to the rural/flood
prone nature of the site and are of minimal environmental impact. These uses will be subject to future
development applications and will need to consider and protect the environment of the Hawkesbury-
Nepean River system.
Flood affectation of the site
The majority of the site varies in height from approximately 9.0m AHD and 16.5m AHD.
The higher ground is generally located adjacent and parallel to the Hawkesbury River. From this
higher ground the land either generally falls gently to the east (i.e. within the vicinity of the wetland) or
steeply to the Hawkesbury River. As mentioned earlier in this report the site is entirely inundated by
flood waters during a 1 in 100 year flood event hence Clause 6.3 Flood planning of the LEP will apply
to future development on the site as well as Council’'s Development of Flood Prone Land Policy.
Clause 6.3 of the LEP is as follows:

6.3 Flood planning

(1) The objectives of this clause are as follows:

(@) to minimise the flood risk to life and property associated with the use of land,

(b)  to allow development on land that is compatible with the land’s flood hazard, taking
into account projected changes as a result of climate change,

(c) to avoid significant adverse impacts on flood behaviour and the environment.
(2)  This clause applies to land at or below the flood planning level.

(3) Development consent must not be granted to development on land to which this
clause applies unless the consent authority is satisfied that the development:

(@) is compatible with the flood hazard of the land, and

(b) is not likely to significantly adversely affect flood behaviour resulting in detrimental
increases in the potential flood affectation of other development or properties, and

(c) incorporates appropriate measures to manage risk to life from flood, and
(d) is not likely to significantly adversely affect the environment or cause avoidable
erosion, siltation, destruction of riparian vegetation or a reduction in the stability of

river banks or watercourses, and

(e) is not likely to result in unsustainable social and economic costs to the community
as a consequence of flooding.
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A word or expression used in this clause has the same meaning as it has in the
Floodplain Development Manual (ISBN 0 7347 5476 0), published by the NSW

4
Government in April 2005, unless it is otherwise defined in this clause.

(5) Inthis clause:
flood planning level means the level of a 1:100 ARI (average recurrent interval) flood

event
The figures below show the estimated extent of the 1 in 5 year, 1 in 20 year, 1 in 50 year, and 1 in 100

year flood events.
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Figure 8: Estimated extent of 1in 20 year flood

Figure 9: Estimated extent of 1 in 50 year flood
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Figure 10: Estimated extent of 1 in 100 year flood

The Hawkesbury Floodplain Risk Management Study & Plan shows the site being substantially within
an "Extreme" flood risk area (generally those parts of the site below the 1 in 20 year flood event) with
the balance of the site being within a "High" flood risk area (generally those parts of the site between

the 1 in 20 year flood event and the 1 in 100 year flood event). This is shown in Figure 11 below.
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Figure 11: Flood risk categorisation of the site

The planning proposal is accompanied by a flooding related assessment of the site undertaken by
BG&E Pty Limited (BG&E).

This assessment states:

. During a 100 year ARI flood the depth of inundation across the site would range from
approximately 1m (high land along the river) to 8m (near the low lying wetland). During
the Probable Maximum Flood (PMF), the lower areas of the site are shown to experience
flooding up to 17m above natural surface.

. Flood risk for the majority of the site is classified as being ‘extreme’. This category applies
to those areas inundated by a 20 year ARI event (5% or greater chance of flooding each
year) with a surface level less than 15.4m AHD. These areas are expected to experience
severe erosion to foundations of buildings and collapse of building structures are likely.
Ameliorative measures such as filling are unlikely to be acceptable.

. Areas along the river which are not expected to be inundated during the 20 year ARI
flood are classified as ‘high’ flood risk (surface level greater than 15.4m AHD). These
areas have a very high chance of flood damage to most building structures without
substantial modifications and other planning controls.

. Flood hazard within the project site during the 100 year ARI event varies from ‘high’ to
‘extreme’, with low lying areas showing a greater level of hazard due to increased depths
of flooding. The Floodplain Development Manual defines ‘high’ hazard (and greater) as
"possible danger to personal safety; evacuation by trucks difficult; able-bodied adults
would have difficulty in wading to safety; potential for significant structural damage to
buildings".

. Flooding of the site during a 100 year ARI event is expected to commence approximately
40 hours following the onset of rainfall within the catchment, with the site being inundated
for several days. During the PMF, water levels will rise much more rapidly, with flooding
expected to occur across the site after approximately 15 hours.

In response to the site’s flood affectation and flood risk, JBA make the following statements:

. Detailed flood assessments will accompany all future applications for development on the
site. Design development has already commenced for the Hall of Fame function centre.
Preliminary discussions with Council have been undertaken to determine appropriate
finished floor levels having regard to flood constraints. The application for the Hall of
Fame will be accompanied by a detailed flood risk assessment and preliminary flood
evacuation management plan.

. Flood prone land is a valuable resource and should not be sterilised unnecessarily
precluding its development.

. Any additional floor space will be able to be located above the flood planning level.

o Any future buildings or new structures will be minor and are not expected to result in any
adverse impacts to flood behaviour.

. Existing development and the development facilitated by the planning proposal will not
result in development within the Hawkesbury River or loss of flood storage.

o The site is already partially developed and further development is not anticipated to result
in an increase in flood levels.
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o The planning proposal will be referred to the State Emergency Services (SES) for
comment following Gateway Determination and prior to community consultation occurring
and any response received from the SES regarding evacuation infrastructure can be
taken into account.

As can be seen in objective (a) of Clause 6.3, minimising the flood risk to life and property is a primary
consideration.

It is noted that the proposed additional uses are non-residential in nature. Furthermore, subject to
confirmation from the SES, it is considered that there should be sufficient warning time of floods to
allow for the cancellation of polo events, function centre and tourist bookings, market days, medical
and veterinary appointments prior to persons arriving at the site. If so, it is expected that the risk to life
as a result of the proposed additional uses would be relatively low and could be appropriately
managed through a site or use specific flood response and evacuation plan.

In terms of minimising risk to property and minimising the associated cost of flood damages, given the
significant height and velocity of flood events the site can experience, it is recommended that the size
of some of the proposed additional uses be restricted. This is further discussed later in this report.

Road Access and Traffic Generation

Old Kurrajong Road/Ridges Lane are the primary road accesses to the site. Old Kurrajong Road is a
two-way road with a 2-lane, 6 metre wide carriageway. Ridges Lane is a two-way road with a 2-lane, 5
metre wide carriageway. Both roads carry relatively low volumes of vehicular traffic and are used by
pedestrians, cyclists and horses.

Old Kurrajong Road connects with Kurrajong Road / Bells Line of Road (a State road) to the south-
west of the site. Kurrajong Road / Bells Line of Road is the main connector road from Windsor to North
Richmond and areas further to the east and west.

The planning proposal is accompanied by a Transport Impact Assessment prepared by GTA
Consultants (GTA).

GTA’s assessment considered the likely additional traffic generated by the proposed additional uses in
light of the surrounding intersections (in particular the Kurrajong Road and Old Kurrajong Road, and
Old Kurrajong Road and Ridges Lane intersections), the findings and recommendations of the
Richmond Bridge and the approaches Congestion Study, and the impact of the North Richmond
"Redbank" at North Richmond development and proposed secondary route between Richmond and
North Richmond via a proposed bridge through Navua and Yarrumundi Reserves.

GTA advise that of the proposed additional permitted uses, the main traffic generating uses are the
function centres and the annual major polo event (the Gold Cup). The other proposed uses are likely
to be low traffic generators and would generally operate outside the site and the road network peak
periods.

GTA’s assessment included the results of a traffic survey undertaken at the most recent Gold Cup
event held on 17 and 18 October 2015. GTA summarised the key findings of the survey as follows:

. There were 1,186 and 2,615 daily vehicle movements along Ridges Lane on the
Saturday and Sunday of the event weekend respectively. This is compared to 171
and 154 daily vehicle movements on a typical Saturday and Sunday respectively.

. 2,135 spectators attended the event on the Sunday via the main entry, including
1,909 that arrived by private vehicle and 226 by van and/ or bus.

. There was a combined average occupancy of 1.9 people per car and 27 people
per van / bus.
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. 20% of vehicles arrived in the peak vehicle arrival period (11:00am to 12:00pm),
which included 274 vehicle movements, 80% inbound, 20% outbound.

. The peak spectator arrival period occurred later (12:00pm to 1:00pm), influenced
by more bus arrivals during this period.

. The overall peak hour for vehicle movements occurred in the afternoon (4:45pm to
5:45pm), with 353 vehicle movements, 8% inbound and 92% outbound.

. The peak spectator departure period occurred slightly later (5:00pm to 6:00pm),
again influenced by more bus departures around 6:00pm.

Based on their assessment GTA concluded as follows:

. Car parking associated with the uses would be accommodated on-site in the
vicinity of each use.

. Under typical operation, the site is expected to generate approximately 20 vehicle
movements in any peak hour.

. The key traffic generating uses are expected to be the function centres and the
annual polo event.

. Based on the 2015 Gold Cup event, the site is expected to generate between 275
and 350 vehicle movements in any peak hour.

. A Special Event TMP should be prepared for the annual polo event to manage
traffic, pedestrians and parking on the event day.

o Traffic generation associated with two simultaneous functions, such as weddings
are expected to generate a combined 150 vehicle movements during any peak
hour.

. There is adequate capacity in the surrounding road network to cater for typical
operations plus the additional traffic associated with the two simultaneous
functions.

GTA'’s report and the associated traffic modelling do not adequately establish the travel paths into and
out of the site. Whilst GTA’s report makes references to the inadequacies in respect of turning
movements at the intersection of Kurrajong Road and Old Kurrajong Road, the report does not go far
enough as to determine what safety impacts there will be at the intersection of Kurrajong Road and
Old Kurrajong Road.

GTA'’s report does not adequately address the impacts of the increase in traffic within the Richmond
Lowlands on the current road environment and in particular the existing road seal widths and overall
road safety. Further consideration is required of what is an acceptable environmental traffic loading
within the Richmond Lowlands.

Concern is also raised regarding the modelling of the function centre uses as GTA have based their
modelling on 200 persons per event with a fortnightly frequency. The planning proposal however
states that the proposed new function centre would have a capacity of up to 1,000 people.

If the planning proposal is to proceed it will be referred to the Roads and Maritime Service (RMS) for
comment and the traffic impacts of the proposed additional uses can be further discussed with the
applicant and assessed by Council.
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Given the volume of traffic movements likely to be generated by the proposed polo and function
centres uses it is expected that future development applications will also be referred to the RMS under
the provisions of SEPP (Infrastructure) 2007.

Services

The planning proposal is accompanied by a services statement prepared by BG&E.
That statement advises:

Sewer reticulation

The site falls within Sydney Water’s area. The site is not connected to Sydney Water’'s sewer network.
The existing buildings are currently serviced by several types of on-site treatment systems. The older
buildings are serviced by septic tanks whilst the newer buildings are treated by Envirocycles.

Due to the large distance to the nearest Sydney Water main and the high cost associated with a sewer
main extension and possible upgrade of existing Sydney Water infrastructure to accommodate the
development, it is recommended that the development implement similar on-site treatment of sewage.

Water reticulation

The site falls within Sydney Water’s area for water supply. Sydney Water potable water mains exist in
Old Kurrajong Road, Ridges Lane and Cornwells Lane. Although there are Sydney Water mains
located within the bounds of the site, the existing buildings are currently supplied with water by various
other means. Stock supply is taken directly from the Hawkesbury River and distributed via irrigation
lines from a pumping system. Toilet water is supplied from tanks that are filled with water directly from
the river. Potable water for staff is supplied by rainwater tanks and bottled water is used for clients and
events. Depending on future proposals for the site an extension of the Sydney Water main to service
the existing and any proposed dwelling could be considered. This could be in the form of a private
water main which should be cost effective.

Electricity

The site is currently supplied with electricity by Endeavour Energy via overhead power lines.
Depending on the planned future electrical demands for the site it may be necessary to upgrade
electrical assets related to the site.

Telecommunications

This site is currently serviced by existing Telstra infrastructure. There is no Optus or NBN present in
the site. Telstra services the site from the south west via Old Kurrajong Road and Ridges Lane.
Cables are also present in Edwards Road to the northwest of the site. Given the proposed plans for
the site it is anticipated that the current Telstra infrastructure will be adequate. Visitors to the site will
likely bring their own mobile phones which will not impact on the requirement for fixed services.

Gas

The site currently has no connection to Jemena'’s gas reticulation network. As there is no gas
infrastructure within a reasonable proximity to the site, it is suggested that it would be unfeasible to
supply the site with gas from Jemena’s supply. Should gas supply be required, bottled gas is
recommended.

Clause 6.7 of the LEP states:

6.7 Essential services

Development consent must not be granted to development unless the consent authority
is satisfied that any of the following services that are essential for the proposed
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development are available or that adequate arrangements have been made to make
them available when required:

(@) the supply of water,

(b)  the supply of electricity,

(c) the disposal and management of sewage,

(d)  stormwater drainage or on-site conservation,

(e) suitable road access.
With the exception of sewage and possibly road access (discussed above), it is considered that the
existing services at the site are either adequate or can be readily upgraded to support the future

development of the site for the proposed additional uses.

In addition to Clause 6.7, Council is also required to consider at development application stage, the
following provisions of Section 11(17) of SREP No. 20 (No. 2 - 1997).

(a) Whether the proposed development will be capable of connection to a Sydney
Water Corporation Limited or council sewerage system either now or in the future.

(b)  The suitability of the site for on-site disposal of effluent or sludge and the ability of
the sewerage systems or works to operate over the long-term without causing
significant adverse effects on adjoining property.

(c) The likely effect of any on-site disposal area required by the proposed development

on:

. any water bodies in the vicinity (including dams, streams and rivers), or
. any mapped wetlands, or

. any groundwater, or

. the floodplain.

(d) The scope for recycling and reusing effluent or sludge on the site.

(e) The adequacy of wet weather storage and the wet weather treatment capacity (if
relevant) of the proposed sewerage system or works.

4] Downstream effects of direct discharge of effluent to watercourses.
(g) The need for ongoing monitoring of the system or work.
With respect to the possibility of connecting to Sydney Water's sewer network JBA state:

The nearest sewer connection is located on Francis Street near the intersection with Old
Kurrajong Road. Connecting to this network would require connection piping some 2km
long and is likely to be cost prohibitive. Details for on-site effluent disposal will be
provided with all future applications. In particular, a detailed assessment of this aspect of
the proposal is being carried out for the proposed Hall of Fame function centre and will be
submitted with the application.

JBA were requested to provide details regarding the cost of extending and upgrading Sydney Water's
infrastructure as well as an assessment regarding the suitability of the land to cater for on-site effluent
disposal. JBA have not provided these details, therefore at this stage it is not possible to determine if
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on-site effluent disposal is a suitable option for the site, or if the cost of extending and upgrading
Sydney Water's infrastructure is prohibitive.

Clause 6.7 of the LEP and Section 11(17) of SREP No. 20 (No. 2 - 1997) provide suitable statutory
provisions to enable consideration of this matter at development application stage, therefore it is
considered that the proposed amendments to the LEP do not need augmentation or amendment in
relation to the provision of sewerage systems to the site or proposed developments. However, the
collection and treatment of waste water generated by the proposed land uses will require careful
consideration by Council at development application stage.

Economic Impacts and Benefits

Future developments as proposed by the additional uses will generate increased economic activity in
the locality and increased employment opportunities.

Specifically, JBA state:

. the polo operation will attract increased visitors to the area, particularly during major
events. This will support increased economic activity within the tourism industry in the
locality including accommodation and restaurants, and will also support surrounding
service and retail industries (e.g. hairdressers and clothing stores). It will also support
horse-related industries such as vets and horse trainers.

. the future function centre use on the site will also support the tourism economy in the
area as well as supporting industries (e.g. flowers, catering etc.). The ability to provide
additional eco-tourist accommodation on the site will not only support the ongoing
function centre and polo facility uses on the site, but will also benefit the broader
community.

o the concept of providing a local market on the site will also provide an opportunity for
local traders to sell their goods.

. the proposed additional permitted uses are consistent with the employment
characteristics of the area and will further support the equestrian and agriculture
industries in the area. Functions and polo events also generate a number of hospitality
related jobs.

Flora and Fauna Impacts

The planning proposal is accompanied by an Ecological Constraints and Opportunities Analysis
prepared by Cumberland Ecology (CE). The purpose of the analysis was to assess the potential
impacts of the proposed development on flora and fauna, particularly threatened species, populations
and communities.

CE analysis notes that:

o the majority of the site comprised exotic, planted native and non-native to NSW plants
and does not pose significant ecological constraints for development, as it is highly
modified and includes residential dwellings, sealed roads, ancillary structure for polo club
and accommodation facilities, cultivated areas and grassed land for polo activities and/or
car park.

. no remnant native vegetation is present across the site. There are a few mature trees
which appear to be planted rather than remnant from the original vegetation communities.
Most planted trees, shrubs and grassed areas across the site are a result of agricultural
and rural land use, including residential dwellings.

. historically, quarry activities occurred on land along the northern boundary of the site with
frontage to the Hawkesbury River. Therefore, the trees, groundcover and shrubs along
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this area comprise regrowth vegetation which is currently infested with weeds, some of
which are listed noxious weeds within the Hawkesbury Council’s area.

. the planning proposal for the site applies only to land zoned RU2. It is not expected the
planning proposal would affect the wetland. It is noted that the proposed Hall of Fame
building is proposed to be located in land immediately to the north of the wetland,
potentially in a portion of the area identified as ‘Connectivity between Significant
Vegetation’ which is an important ‘buffer’ zone to be managed to ensure future
connectivity of subsurface water movement to/from the billabong.

. freshwater wetlands are listed as an endangered ecological community under the
Threatened Species Conservation Act 1995 (TSC Act). Most of the freshwater wetlands
in the Hawkesbury River floodplain have been subject to a long history of human-induced
impacts since 1787. Most of the wetland habitat associated to freshwater bodies in the
floodplain has been lost to past clearing, agricultural land uses, weed invasion,
hydrological modification, filling and waste dumping, erosion and siltation, road
construction and urban development.

The findings of the CE analysis can be summarised as follows:

. no endangered species, populations or ecological vegetation communities were found
within the portion of the site proposed for rezoning. The wetland is a listed endangered
ecological community under the TSC Act.

. one threatened flora species, Eucalyptus scoparia (Wallangarra White Gum), was found
within the site. Eucalyptus scoparia is listed as Endangered under the TSC Act and
Vulnerable under the Environment Protection and Biodiversity Conservation Act 1999
(EPBC Act). However, this species is also commonly planted as a landscape tree and is
not within its natural distribution as it is not endemic to the Sydney Metropolitan region.

. no threatened fauna species were recorded within the site during the site visit. An
assessment of the likelihood of threatened fauna species occurring on the site concluded
that 21 threatened species of birds and eight threatened species of mammals have the
potential to occur within the site. Most of these species would use the wetland and/or the
land on the northern boundary of the site with frontage to the Hawkesbury River.

o the 2.4km frontage to the Hawkesbury River is an area of regional and state significance
with regards to revegetation given the recreational, environmental and economic values
and services the Hawkesbhury River provides to the Hawkesbury - Nepean Catchment
area.

The recommendations and conclusions of CE’s analysis are:

1. The billabong [wetland] shows differing levels of erosion of its southern bank,
whereas the northern bank is in general level with the adjacent land. It is
recommended a wetlands and dams plan of management would prove an
opportunity to enhance the value of the aquatic environment (e.g. dams, billabong
and river frontage) as habitat for fauna (e.g. native fish, amphibians and insects).
The following measures are recommended to rehabilitate aquatic habitat condition:

. erosion prevention measures in the billabong and along the subject site’s
frontage with the Hawkesbury River;

. stabilization of the southern bank of the billabong;
. revegetation of riparian, wetland and dam vegetation to improve aquatic

environment condition and enhance habitat for waterbirds, fishing bats,
amphibians and insects;
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2. Several noxious weeds were observed across the subject site, in particular along the
margin with the Hawkesbury River. It is recommended a vegetation management plan is
put in place to manage and control weeds within the subject site.

It is considered that these matters can be dealt with by the owners of the site or required by way of
condition of future development consents. These matters are not something that need be dealt with or
referred to in the proposed amendment to the LEP.

Acid Sulfate Soils, Land Contamination and Salinity

The planning proposal is accompanied by a Preliminary Site Investigation and Preliminary Acid Sulfate
Soils Assessment prepared by Martens Consulting Engineers (Martens).

Martens assessment notes that the site has been used for rural purposes since at least 1955 and has
the following potential contamination sources:

. past dwelling construction and maintenance have the potential to have introduced
contaminants in the form of asbestos (as a construction material), pesticides (pest
control) and heavy metals (paints, pest control);

. sheds and former sheds may currently or previously have stored fuel, oils or other
chemicals, leading to hydrocarbon and other contamination. Lead based paints or
potential asbestos containing material (PACM) in the form of fibrous cement sheeting
containing asbestos may have been used during construction. The sheds may have been
treated with pesticides and heavy metals for pest control;

. aerial photographs indicate much of the site may have been used for intensive
agricultural uses including market gardens, orchards or turf farm. Organophosphate and
organochloride pesticides and heavy metals may have been used for pest control;

. former quarry operations may have introduced localised contamination of hydrocarbons
or heavy metals to the site soils and potentially other contaminants if filling from offsite
sources was part of remediation;

. several above ground storage tanks (AST) were observed containing known (diesel and
unleaded) and unknown content may have introduced contaminants to the soil. Bunding
of two of the three ASTs mitigates this risk significantly;

. localised areas of site fill hence there is the potential for contaminants if fill was sourced
from offsite;
. waste stockpiles may have introduced heavy metals, hydrocarbons, organophosphate

and organochloride pesticides, and asbestos;
. farm dams may have accumulated contaminants from surrounding land uses.

Martens note that the site has a number of identified contamination risks, however other than minor
localised areas of concern the risks associated with land use is generally low or medium. Martens also
note that the planning proposal does not seek to make permissible any sensitive land uses such as
residential, schools or child care facilities. Martens conclude that the identified risk of contamination is
considered to be acceptably low to permit the proposed additional uses, subsequent applications for
development should fully assess localised contamination and address any identified issues, and
where contamination is identified it is likely to be of a type and extent that can be readily remediated to
allow any of the proposed additional permissible uses to proceed.

Martens assessment of acid sulphate soils concluded that the site conditions are compatible with the
proposed additional uses, and that the presence of acid sulphate soils can be readily managed via
future development applications, and the preparation of acid sulphate soils assessments and
management plans.
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As noted earlier in this report the land generally consisting of the wetland and immediate surrounds is
shown as an area of "extensive salinity hazard" and the balance of the site is shown as an area of
"localised salinity hazard". It is expected that this hazard can be readily managed via future
development applications with either the submission of a salinity management plan as part of the
development application, or requiring the preparation of same prior to the issuing of a construction
certificate.

ANEF affectation

The site is located approximately 2km to the north-west of the RAAF Base Richmond. Parts of Lot 2
DP 206104 and Lots A and B DP 88087 are within the 20 — 25 ANEF 2014 contour area. As a result,
the provisions of Clause 6.6 and AS 2021 - 2000 Acoustics - Aircraft noise intrusion - Building siting
and construction will apply to development of the land so affected. This affectation is considered to be
a minor constraint to the future development of the site as it is anticipated that the relevant provisions
of AS 2021 - 2000 can be readily taken into account as part of any future development application.

Agricultural Land Classification

The site is shown as containing Agriculture Land Classifications 1, 2 and 8 prepared by the former
NSW Department of Agriculture. The definition of these classes is provided below.

Class 1 - Arable land suitable for intensive cultivation where constraints to sustained high
levels of agricultural production are minor or absent.

Class 2 - Arable land suitable for regular cultivation for crops but not suited to continuous
cultivation. It has moderate to high suitability for agriculture, but edaphic (soil factors) or
environmental constraints reduce the overall level of production and may limit the
cropping phase to a rotation with sown pastures.

Class 8 - Water

It is considered that the characteristics of Class 1 and 2 will not significantly constrain or limit the
proposed additional uses. Furthermore it is noted that the Sydney Polo Club site is one of a cluster of
existing polo facilities in the Richmond Lowlands / Richmond area and hence the operators of these
facilities must consider the land as being suitable for polo and related uses.

Aboriginal and Non-Aboriginal Heritage
The planning proposal is accompanied by heritage advice provided by GML Heritage (GML).

GML undertook a study of the site to identify whether or not the site possesses or has the potential to
possess Aboriginal heritage sites, places, objects and/or values.

As part of the study, GML searched the AHIMS database and found that the site currently has no
registered Aboriginal sites. Outside of the site, the search identified 18 recorded Aboriginal sites which
comprised 11 stone artefact based sites (open camp sites), four axe grinding grooves, one shelter with
art and one open camp site/quarry/scarred tree.

GML notes a site located 3.5km north-west of the site provides evidence of raw stone extraction,
knapping and artefact utilisation. The quarry site is significant as a local source of stone material for
artefact manufacture, evidenced by the cluster of "open camp sites" surrounding it. Materials from the
quarry site could have been transported to the site.

GML'’s review of the landscape of the site found that it has a low potential for Aboriginal objects
because there are no specific landforms or places which may been the focus for Aboriginal activities
which could have resulted in the creation of Aboriginal objects and because the site has been subject
to significant and repeated ploughing, cropping, part use as a turf farm, development of the Polo Club
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and general landscaping over the last 60 years. Hence, if Aboriginal objects were present they would
most likely be in a disturbed context.

GML recommend that the planning proposal could proceed without the need for an Aboriginal Heritage
Impact Permit (AHIP) and recommended that the best practice aboriginal heritage approach should be
undertaken prior to future development including:

. determining the footprint and associated impacts possible for area of development,
including works and laydown areas.

. engaging the Local Aboriginal Land Council and an Aboriginal Archaeologist to inspect
the footprint to confirm the absence of Aboriginal objects and potential Aboriginal cultural
heritage.

. if no Aboriginal objects or potential for Aboriginal cultural heritage are present, and the

potential of the zone subject to development does not hold Aboriginal archaeological
potential, the proposed development could proceed with caution.

. should Aboriginal objects and/or an area with the potential for Aboriginal objects be
identified, the proponent must apply the OEH 2010 Code of Practice for Archaeological
Investigations of Aboriginal Objects in NSW. Should one or more Aboriginal objects be
identified the proponent should ideally modify the proposal footprint to avoid harm (e.qg.
conservation of the Aboriginal objects, and thus Aboriginal heritage values). If harm is to
occur to an Aboriginal object, then the proponent must seek an AHIP before harm occurs.
Aboriginal heritage mitigation, such as test and/or salvage excavation may be required to
mitigate against harm.

GML also undertook a site inspection to confirm the existence of two items of non-Aboriginal heritage,
being a farm building and fence, listed in Schedule 1 of SREP No. 20 (No.2 -1997) as follows:

Farm building and fence, part D.P. 62095, Edwards Road, corner of Powells Lane,
Richmond Lowlands.

GML recorded a farm building constructed c1900-1910s on the site and noted it appears to be heavily
altered and in dilapidated condition. GML’s advice also notes the presence of a timber fence near the
farm building; however it is unclear whether this is the fence identified as part of the SREP No. 20
(No.2 -1997) listing or a modern addition. The planning proposal does not seek the demolition of any
existing buildings or structures on the site. Should a development application for development within
the immediate vicinity of these potential heritage items be made, a detailed heritage assessment will
be carried out.

Bushfire Hazard

A relatively small part of the site along the frontage to the Hawkesbury River is mapped as being
"bushfire prone land’. It is considered that this affectation is a minor constraint and that future
developments on the site could comply with the provisions of Planning for Bushfire Protection 2006.

If the planning proposal is to proceed it will be referred to the NSW Rural Fire Service (RFS), being the
responsible authority for bushfire protection, for consideration.

Recommendations regarding scale of proposed development
As stated previously in this report, DP&E’s A guide to preparing planning proposal states:

A planning proposal relates only to an LEP amendment. It is not a development
application nor does it consider specific detailed matters that should form part of a
development application.
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and

An amendment to an LEP is a stand-alone component of the development process. The
RPA [Relevant Planning Authority] and the community must be confident that the
proposed planning controls suggested by the planning proposal are acceptable as an
outcome appropriate in that location, regardless of the subsequent approval or refusal of
any future development application.

This report has also referred to the site’s flood affectation, it's location within an area of Regional
scenic significance under this SREP No. 20 (No.2 - 1997) and objectives of the RU2 Rural Landscape
zone such as:

o To maintain the rural landscape character of the land.

. To ensure that development retains or enhances existing landscape values
including a distinctive agricultural component.

. To preserve the river valley systems, scenic corridors, wooded ridges,
escarpments, environmentally sensitive areas and other features of scenic quality.

. To ensure that development does not detract from the existing rural character or
create unreasonable demands for the provision or extension of public amenities
and services.

Some of the proposed land uses are currently broadly defined within the LEP and if allowed in an
unrestricted manner could result in a range of unsuitable or unacceptable land uses not envisaged by
the planning proposal or anticipated by Council. Examples of such definitions are listed below:

recreation facility (major) means a building or place used for large-scale sporting or
recreation activities that are attended by large numbers of people whether regularly or
periodically, and includes theme parks, sports stadiums, showgrounds, racecourses and
motor racing tracks.

recreation facility (outdoor) means a building or place (other than a recreation area)
used predominantly for outdoor recreation, whether or not operated for the purposes of
gain, including a golf course, golf driving range, mini-golf centre, tennis court, paint-ball
centre, lawn bowling green, outdoor swimming pool, equestrian centre, skate board ramp,
go-kart track, rifle range, water-ski centre or any other building or place of a like character
used for outdoor recreation (including any ancillary buildings), but does not include an
entertainment facility or a recreation facility (major).

light industry means a building or place used to carry out an industrial activity that does
not interfere with the amenity of the neighbourhood by reason of noise, vibration, smell,
fumes, smoke, vapour, steam, soot, ash, dust, waste water, waste products, grit or oil, or
otherwise, and includes any of the following:

(@) high technology industry,

(b)  home industry.

medical centre means premises that are used for the purpose of providing health
services (including preventative care, diagnosis, medical or surgical treatment,
counselling or alternative therapies) to out-patients only, where such services are
principally provided by health care professionals. It may include the ancillary provision of
other health services.

shop means premises that sell merchandise such as groceries, personal care products,
clothing, music, homewares, stationery, electrical goods or the like or that hire any such
merchandise, and includes a neighbourhood shop, but does not include food and drink
premises or restricted premises.
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car park means a building or place primarily used for the purpose of parking motor
vehicles, including any manoeuvring space and access thereto, whether operated for
gain or not.

sewage reticulation system means a building or place used for the collection and
transfer of sewage to a sewage treatment plant or water recycling facility for treatment, or
transfer of the treated waste for use or disposal, including associated:

(@) pipelines and tunnels, and

(b)  pumping stations, and

(c) dosing facilities, and

(d)  odour control works, and

(e) sewage overflow structures, and

() vent stacks.

sewage treatment plant means a building or place used for the treatment and disposal
of sewage, whether or not the facility supplies recycled water for use as an alternative
water supply.

sewerage system means any of the following:

(a) Dbiosolids treatment facility,

(b)  sewage reticulation system,

(c) sewage treatment plant,

(d)  water recycling facility,

(e) abuilding or place that is a combination of any of the things referred to in
paragraphs (a)—(d).

Whilst JBA’s planning proposal states that the actual proposed uses are either related to polo or of a
minor nature, the unrestricted addition of these land uses as permissible developments on the site
could result in Council receiving Development Applications for much larger developments and
developments unrelated to polo that would be in conflict with the objectives of the zone, the nature of
flooding, and the scenic quality of the area.

To address this and to give greater certainty as to the outcome of the planning proposal it is
recommended that some of the proposed additional land uses be restricted as follows:

recreation facilities (major) and recreation facilities (outdoor) for the purposes of polo
and equine related activities and events only

The reason for these proposed restrictions is to not permit other uses within these definitions such as
theme parks, sports stadiums, showgrounds, racecourses, motor racing tracks, go-kart tracks, rifle
ranges.

Light industry — not more than one ight industry for the purposes of a micro-brewery and
with the gross floor area of the light industry being not more than 1000m?

and
Medical centre — the gross floor area of any medical centre being not more than 300m?
and

Shop - not more than one shop and with the gross floor area of the shop being not more
than 200m?

The reason for these proposed restrictions is to limit the number of buildings and also their size.
1000m? is considered to be a sufficient gross floor area to accommodate the proposed micro-brewery.
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The proposed limitation of the shop to 200m? is consistent with the current provision in the LEP
relating to the size of neighbourhood shops.

Car parks, sewage reticulation systems, sewerage systems, sewage treatment plants, and
water supply systems provided these uses are ancillary to the other permitted uses on the site

The reason for these proposed restrictions is to ensure that such infrastructure is ancillary to other
permitted uses of the land and not a stand-alone development.

Therefore it is recommended that JBA's proposed amendment to Schedule 1 of the LEP be re-drafted
as follows:

20 Use of certain land at Cornwells Lane, Edwards Road, Powells Lane, Ridges
Lane, and Triangle Lane, Richmond Lowlands and Old Kurrajong Road, Richmond

1. This clause applies to land zoned RU2 Rural Landscape at Cornwells Lane,
Edwards Road, Powells Lane, Ridges Lane, and Triangle Lane, Richmond
Lowlands and Old Kurrajong Road, Richmond being Lots 1 and 2 DP 206104, Lot
1 DP 70128, Lot 25 DP 1100252, Lot 25 DP 663770, Lot 27 DP 566434, Lots 1
and 2 DP 1168610, Lot 1 DP 659412, Lot 1 DP 972649, Lot 1 DP 120794, Lots 1 —
3 DP 997087, Lot 1 DP 797310, Lot 1 DP 77207, Lot 1 DP 997086, Lots 4 and 5
DP1120860, Lot A DP 365391, Lots 128 and 129 DP 1151145, and Lots A and B
DP 89087, identified as area ‘7’ on the Additional Permitted Uses Map."

2. Development for the following purposes are permitted with consent:

a) advertisements, advertising structures, eco-tourist facilities, food and drink
premises, function centres, kiosks, industrial retail outlets, markets,
veterinary hospitals

b) recreation facilities (major) and recreation facilites (outdoor) for the purposes
of polo and equine related activities and events only

c) not more than one light industry for the purposes of a micro-brewery and
with the gross floor area of the light industry being not more than 1000m?

d) medical centre and with the gross floor area of any medical centre being not
more than 300m?

e) not more than one shop and with the gross floor area of the shop being not
more than 200m?

f) car parks, sewage reticulation systems, sewerage systems, sewage
treatment plants , and water supply systems provided these uses are
ancillary to the other permitted uses on the site

It is noted that above mentioned restrictions would appear to be inconsistent with the Section 117
Direction 6.3 which states that additional uses should be allowed without imposing any development
standards or requirements in addition to those already contained in the LEP. It is considered that the
proposed restrictions are reasonable and necessary given the objectives of the RU2 zone, and the
location and characteristics of the site. Furthermore, the DP&E have previously allowed restrictions on
certain developments within Schedule 1 of the LEP (Items 17, 18 and 19) by way of the inclusion of
maximum land area and maximum gross floor areas provisions. It will be a matter for the DP&E to
determine if this inconsistency is justifiable.

It is not proposed to restrict the number or size of eco-tourist facilities or function centres on the
site as this would be inconsistent with Council’'s General Amendments planning proposal which
proposes to allow these uses without LEP restriction, by way of a development standard in the RU2
Rural Landscape zone, but still require development consent.

Conformance to the Hawkesbury Community Strategic Plan

The following provisions of the CSP are of most relevance to the planning proposal:
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"Supporting Business and Local Jobs"
Directions

1. Plan for a range of industries that build on the strengths of the Hawkesbury to stimulate
investment and employment in the region

2. Offer an increased choice and number of local jobs and training opportunities to meet the
needs of Hawkesbury residents and to reduce their travel times

3. Help create thriving town centres, each with its own character that attracts residents,
visitors and businesses

Financial Implications

The applicant has paid the fees required by Council’s fees and charges for the preparation of a local
environmental plan.

Conclusion

The planning proposal seeks to amend the LEP to allow for a range of additional permitted uses on
the site which will support its use for polo facilities and function centres, as well as allow for the
addition of eco-tourist facilities and other uses. The planning proposal also seeks to increase the
maximum height limit on the part of the site on which the proposed Hall of Fame is to be located so
that all habitable floor areas in this main function centre can be located above the 1 in 100 year flood
level.

The proposed amendments will support the polo and equine industry in the locality, will have positive
economic and social impacts for the LGA and broader region, are consistent with Council’s policy to
support the polo industry and are consistent with Council’'s General Amendments planning proposal to
allow function centres and eco-tourist facilities in the RU2 zone.

Some of the proposed additional uses are proposed to be restricted in size or extent of use. These
restrictions are recommended in order to ensure that those uses are related to and support the polo
and equine industry in the locality.

Planning Decision

As this matter is covered by the definition of a "planning decision" under Section 375A of the Local
Government Act 1993, details of those Councillors supporting or opposing a decision on the matter
must be recorded in a register. For this purpose a division must be called when a motion in relation to
the matter is put to the meeting. This will enable the names of those Councillors voting for or against
the motion to be recorded in the minutes of the meeting and subsequently included in the required
register.

RECOMMENDATION:
That:

1. Council support the preparation of an amended planning proposal to permit additional
uses of certain land at Cornwells Lane, Edwards Road, Powells Lane, Ridges Lane, and
Triangle Lane, Richmond Lowlands and Old Kurrajong Road, Richmond, being Lots 1
and 2 DP 206104, Lot 1 DP 70128, Lot 25 DP 1100252, Lot 25 DP 663770, Lot 27 DP
566434, Lots 1 and 2 DP 1168610, Lot 1 DP 659412, Lot 1 DP 972649, Lot 1 DP
120794, Lots 1 — 3 DP 997087, Lot 1 DP 797310, Lot 1 DP 77207, Lot 1 DP 997086, Lots
4 and 5 DP1120860, Lot A DP 365391, Lots 128 and 129 DP 1151145, and Lots A and B



DP 89087; under the provisions of Schedule 1 of the Hawkesbury Local Environmental
Plan 2012, for the following purposes are permitted with consent:

a) advertisements, advertising structures, eco-tourist facilities, food and drink
premises, function centres, kiosks, industrial retail outlets, markets, veterinary
hospitals

b) recreation facilities (major) and recreation facilities (outdoor) for the purposes of
polo and equine related activities and events only

C) not more than one light industry for the purposes of a micro-brewery and with the
gross floor area of the light industry being not more than 1000m?

d) mediczal centre with the gross floor area of any medical centre being not more than
300m

e) not more than one shop and with the gross floor area of the shop being not more
than 200m°

f) car parks, sewage reticulation systems, sewerage systems, sewage treatment
plants , and water supply systems provided these uses are ancillary to the other
permitted uses on the site.

2. The amended planning proposal be forwarded to the Department of Planning and

Environment for a "Gateway" determination.

ATTACHMENTS:

AT -1 Section 4 of JBA’s Planning Proposal - Details of the Proposed Development

AT -2  Section 7 of JBA’s Planning Proposal - Assessment with respect to A Plan for Growing
Sydney, the North West Region Draft Subregional Strategy, the Hawkesbury Employment
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Lands Strategy, the Hawkesbury Community Strategic Plan, relevant Section 117 Directions,
and relevant State Environmental Planning Policies.

AT-1

Section 4 of JBA’s planning proposal - Details of the Proposed Development




Sydney Polo Club s Updated Planning Proposal | May 2006

4.0 Proposed Development

This Updated Planning Proposal will support and facilitate the future usa of the site for pola
facilities, function centres, eco-tourist facilities and a warlety of other compatible uses. The
Updated Planning Propogal seeks to amend Hawkesbury LEP 2012 1o permit a 13 metre height
limit ower the portion of the site on which the Hall of Fame is propesed to be located and to
include the following as additional permitted uses in the RU2-zoned portion of the site:

Table 4 - Praposed additional usas Tar the site

o Dictails
Advertisement and |Signage on the sie is Bkely 1o ba required 1o prosabe the we of the sile for
Adhvedising pokairetreabion purpaes.
Strucune
Cor Park A fhi sbape it b enviaage that Bl carperdng provided cn e e wil be ancllary bo e

Paloecresion use However s cirparks e separalely delined in the Diclianary it has
bt it bache] it the Bl of addBienal perrifled uses in e unlibely evand thaf car
parking is consicdensd a separile we

Eco-ousst This is considensd an aporopriale use for the sie Motatly, Councd's Housekespirg

tacliies LEP seeks fo indude ‘eco-tourist faclites’ 2a 2 permisaible wse in the RU2 zone.
Theredore, the inchaion of this use a8 2 permassible use on the Sie & consishent with
Caundil's bioader siratepic planning policy dineclion,

Food and Drink. | Infroduction of thess land uses would llow for 2 small calé, 8 amall shap seling polo

Premises, Kiosk, |poods or the like to be provided on the site 28 andllary uses 1o tha polo club,

ahep

Function cenires | Funcion cantres are considared an appeopriale use for the site having regand o fis
sirategic location along the Hawsesbury River and il existng naural setling. i has alsa
mstoncally been used ko funclon cenlrea alihough fhese conzsants ae na lasger adtive.
Councils Housekeeping LEP praposes lo make hunclian cerires a permissie use in
the FLL zane. Thindoe, Bhe nchesion of fis use 26 2 perissible use on e sfia is
consslenl with Coundil’s hicader siralegic planning policy direction, A detailed
application lof the Hall of Fame funcfion centre is curantly being pregared (furdhar detsil
is provided in Section 4.2 balow].

ndusirial retal  |'To ersure thal 3 fdure bouligue micro-beewery is able 1o retail f0 The public T is

ailket propaded bo &3 induainal relail outlel’ 85 & permissibie wse on the sie wer the
cumen! Updaled Planning Proposal This & considered an appropriale use on tha sile
a5 it will suppor barh the rural and tourism industries in the anea.

Light Indusslry Tha producton of crall beer in & small beulique brewery would be classiied as a light
industry use,

Marke This ia cansidered an appropriats use on the aile.  wil suppon the lounsm industry in
the ares, and allow for the sale of localy growniproduced food producks. Them ane no
Immediste plans to seek corsenl for this ule. However, i i evisaged fhal market on
he sibe could accur appraximately cnoe amanth, and be predominantly fmited to the
ke of lotal produce, No rarkets would be held on wealkends when major polo avanis.
are hedd,

Medical cenire | This wil Tacilitete the prendsian ol counaeling sanviees by registend heallh cane
prafessional using harses 28 part of the Besapy session, This is cansidened an
approgrise use having regard o the neral nale of the location,

Recreation fadlty {Regular poa events ane proposed fo be held each week on the sie. This wil generally

[meqor) & coneist of & weskday game with pracices on weekends. Given the Eriled ratune of thess

Reweaion fagity |reguisr events and the limiled number of playess (four) per palo leam, il & consiciened hat

[uldacr] vt rigular events ane best desorbed & reoeation facility (ouldoor], Approximaialy

onoe a year it is proposed io hold & major polo foumament on the site aver the waskend
(ia, Siturday and Senday). These evenis ane expecied bo attract a maximum of 2,500
palrons spread oul over the weakend with staggensd sftendance throughout both days.
(Given the scale of tis magular svenl & may fall within the land wse delinbon far
‘racreation facilty imajor)’. This land usa will also faciliate the Polo Wadd Cup event in
2T Ifl.l'therl:lelnjlﬁprﬂ'ﬂm!dn Section 4.1 balow).
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Details

Sewage These infrastruciure may be required for servicing the site. A5 st cudin Section 33,1,
raliculation alihough it may be possible o underiake such works under Stale Eminnmersial
syalem, sewage  (Fanning Poley (Infreefruching) 2007 (SEFF Infrestruciura), i 5 proposed o indude
syatam, sewage  (Hhese works a3 adoitional permitied uses on the sibs in the Updsted Plannieg Proposal
trealmen plant, o ensure that Basacave have & range of legiimale planning oplions to delyer

waler sopply infrastuciune works on the sie,

sy
iternary hospital | Ths b8 considered en spprogriate we in e RU2 zone and wil allow for e Bporoprate
care of animals on the sile and withis the broader LGA. Nolably, this use is perrissible
wilh coesenl in all ather rural 2oees in e Hawkesbury LGA incliding R Primary
Production, RLI4 Primery Production Small Lots, and LIS Vilige. No specific localian an
the i has been idenified for this wse and /i nal proposed Thal an appicalion be
ladgad for this usa al this slaga. Howewar, it is considared that this s an appropriate
and desirable use o suppor the affician! and angoing aparalion of the sila for horse-
relgied acivibes.

4.1 Polo World Cup Event 2017

This Updated Planning Proposal will facilitate the development and use of the Sydney Polo
Club site for the Polo World Cup event, as well as allow for ils fulure use for polo events and
functions.

4.1.1 Duration of event & expected attendance

The event will be held over a nine day peried. The first day of play will commence on a
Saturday and the last day (the final) will be the follewing Sunday, There will be six days of
podo matchas with the following expected attendance on each day:

*  Saturday = 5000 to 8,000 people;

*  Sunday - 5,000 o B.000 people;

= Tuesday - 3,000 to 5,000 people;

= Wednesday - 3,000 to 5,000 people;

= Saturday - 5,000 to 8,000 people; and

= Sunday (Final) - 7,000 to 10,000 people.

In addition, up to three months prior to the avent, temporary stables will be provided for up to
380 horses on site, s well as temnporary residential accommodation for up to ten trainers and
wiels,

4.1.2 Infrastructure for Event

The following permanent and temporany structures are proposed 1o be constructed on the site
to support the evant and ara shown in Figure 17 below

= Polo Flelds —three existing Polo Fialds will be maintained and improved for the evant as
follows:

= Field 1 {Internationsl Fiedd) - where the main polo matches are played including finals;
—  Field 2 {Supremo Field); and
- Field 3 {Practice Field).

Each polo fiedd will have a number of assocated permanent and temporary fixtures
including:

= Sooreboards;

— (Grandstands;

= Horse and player shelters; and
= Horse ambulance areas.

= Hall of Fame —this will be the primary function space for the event and will be located to the
wiest of Field 1. 18 will be constrecied as a two level function space able to accommodate up
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1o 1,000 guests &t any one time, and will be accessad via the primary wvehicle entry to the
site off Ridges Lane, Further detail is provided in Section 4.2 below,
*  Helipad — & halipad will be located to the immediale noh-west of the Hall of Fame,
= Four car parking areas — there will be four separate car parking areas:
- General car park - approcdimately 1080 spaces;
= VIP car park - approximately 500 spaces;
= Slaff car park - approximately 180 spaces; and
- Official and competitor car park - approximately 180 spaces,

* Horse training and stabling areas - a horse training and stabling areas will be lecated in the
seuth-east corner of the site and will accommodate approximately 360 horse stalls, horse
exercise argas and temporary accommodation for horse trainers, vets and groomemean.

Thera will alzo be an indoor practice area in the existing stables area to the esst of Fleld 2,

* Exhibition and hospitality aress including:
= An equine trade exhibition area;
—  Hospitality area;
= Exhibition stands;
—  Merchandise area;
= Gourmet village;
= Champagne village:
= Children’s village;
— Corporate area; and
—  Cer boot picnic area.
= An event promotions area will be located in the existing Polo Bern in the north-eastern
corner of the site and In the Immediately surrounding area.

»  Tailetz — & number of portable toilets will be brought on to the site for the event,
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e Y :
Figure 17 - Polo World Cup Event Layout
Source: DDC Architects

4.2 Hall of Fame Function Centre

The Updated Planning Proposal will facilitate the development of a new function centre on the
Sydney Polo Club site. The proposed function centre is known as the Hall of Fame and will be
the primary function space for the Polo World Cup event in 2017, Following the event, the
building will continue to be usad for the purposes of a function centre for events, including
(but not limited to):

- Weddings;

- Corporate events;

- Exhlbitions; and

- Conventions.

The Hall of Fame bullding will be situated on the western side of the main polo field (Field 1) of
the Sydney Polo Club (see Figure 18 below). It will be located on the border of two allotments
legally described as Lot 1in DP 797310 and Lot 1 in DP 120794
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3 Sydney Polo Cub £ Lot 1 0PI20794
£ Lor1 DPP7210 ® HalciFama

Figure 18 ~ Hall of Fame location plan
Sowvce: JBA
The building will be constructed as a twa level function space able to accommodate up to

1.000 guests at any one time, and will be accessed via the primary vehicle entry to the site off
Ridges Lane.

The first floor level is proposed to be at 17.4 m AHD {which is consistent with the 1in 100 year
flood level) and would include habitable uses {members’ lounge, bars, kitchen, meeting reom),
Some filling Is proposed to raise a portion of the building footprint to this level, but this will
take advantage of an existing spectator mound with a maximum crest level of about 160 m
AHD.

The ground floor level is proposed to be at 12.4 m AHD and would provide for non-habitable
uses {including parking, waste collection, corporate boxes). Additionsl seating would be
provided on outdoor terraces. This is shown in Figure 19 below.
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Figure 19 - Hall of Fame southem elevation
Sowvce: DOC Architects

Due to the requirement that the first floor level be located at or above the 11n 100 year flood
level and the slope of the mound, the Hall of Fame will exceed the maximum LEP height of 10
metres applicable to the site. This Updated Planning Proposal requests that the height on the
allotments on which the Hall of Fame is to be located be increased to 13 metres.

Detailed plans and consultants reports are currently being prepared for the Hall of Fame, It is
propesed 1o lodge an application for the Hall of Fame as soon as a Gateway Determination is
issued for this Updated Planning Proposal so that the Updated Planning Proposal and
development application for the Hall of Fame can be placed on public exhibition concurrently,

Photomontages for the Hall of Fame are provided at Figures 20 to 24 below.

Figure 20 ~
Hull of Fame
Source: DOC Architects

Figure 21 ~ Mall of Fame
Sowce: DDC Architects

Figure 22 ~ Hall of Fame
Sowrce: DOC Arctitects
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Figure 23 = Hall of Fame
Fowree: OC ArcihitacTs

Fegura 24 - Hall of Fama
Sowvree: D00 Architects

4.3 Future use of the site

It is intended that the site also be used for & range of ather activities with the following
approximate pararneters:

= Regular polo events - ragular polo gamas and practices will continue to be held on the sita
on weekends and during the week, These regular events will only atiract a small group of
players end spactators. A Gold Cup event will be held on the site once a year over a singla
weakand which is expected to attract approximately 2,500 peopla.

*  Function centre, restaurant and micro-brewery — in eddition to the Hall of Fame function
cantre, consideration is alzo being given to lodging applications in the future for the use of
the Polo Barn and Sunnybrook Barn as either small function centres, a restaurant and/or an
assoclated boutique micro-brewery with an associaled retail frontage,

Mo specific plans have yet been established for markets or an eco-tourist facility on the site.

Howewver, it is considered that such a use would be complemantary to the rural nature of the

gita. It is also intended that equine therapy sessions be able to be hald on the site,



AT -2 Section 7 of JBA’s Planning Proposal - Assessment with respect to

A Plan for Growing Sydney, the North West Region Draft Subregional Strateqy,

the Hawkesbury Employment Lands Strategy, the Hawkesbury Community Strategic Plan,

relevant Section 117 Directions, and relevant State Environmental Planning Policies
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7.0 Justification for the objectives and
outcomes and the provisions and process
for their implementation: Strategic &
Statutory Framework

7.1.1  Metropolitan Strategy

In December 2014, the State Government released the final draft of the Metropolitan Strategy -
A Plan for Growing Sydney — which will guide land use planning decisions in Metropolitan
Sydney for the next 20 years. The Metropolitan Strategy Is the foundation for achieving
subreglonal outcomes in relation 1o:

* the economy and employment;

= housing supply and affordability; and

* environment and resources.

The site is located within a ‘Metropolitan Rural Area’ and its location within the context of the
Metropolitan Strategy is shown at Figure 30 below,
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Figure 30 - Metropoitan Strategy Extract
Sowce: A Plan for Growing Sydney



48

Sydrey Pola Chibe Updated Planning Fropasal | May 2018

Action 4.1.2 of the Metropolitan Strategy is to prepare a strategic framework for the
Metropolitan Rural Area to enhance and protect its broad range of environmental economic
and social assats, The proposad uses induded in the Updated Planning Proposel are
consistent with the objectives of the Metropolitan Rural Area in that they will provide
recreational activities that are compatible with the surrounding environment. As such, tha
Updated Planning Proposal is not likely to advarsaly affect the objectives of any future
strategic framewark for the region.

Of most relavance to this Updated Planning Proposal is the vision the Metropolitan Strategy
has for recreation and tourism in Western Sydney. The Plan notes that it "aims 5o further raise
Wvimg standards and improve welbaing to create stromg, inclusive communities. Growing
COmumuniTies will ... Mg it sasy 1o get fo senvices, the sre, cLlfurs! smd recreational activiiies”,

The proposed additional usas will promote the polo industry and tourism in Sydmey's morth-
western region and make it easler for the growing population in the morth-west to access
recreatiomal facilities in the Richmond Lowlands.

While not all Priorities are relevant for the Updated Planning Proposal for the site, it is
considered that the Updated Planning Proposal responds 1o many of the Metropalitan
Strateqgy’'s priorities for the Hawkesbury area and the West Subregion as detsiled in Tabla 7
balow:

Table T = Planning Proposal’s consistency with the Metropolitan Strategy’s priorilies for the West Suliesgion

Lewerage investment and sconomiz The dalvery of a new arpart in the south-weslem region
devalopment apportunides ansing from e (of Sydney will enhance touriem connections 1o the
devedopment of Badgerys Cree Apart. |Hawkesbury LEA. It s important Tst the reglon caplialse
o thess ncreased lourism apportunilies, I i considered
it e 5 e i wll placed to peovide addifonal eco.
iouris] docommodalion and denvices 1o suppor the
Fewkeshury loursm industry padticuany Wit socialed
wilh the per-urban rural #ea of high soenic guality and
e pobo operations. The Updated Flanning Progasal wil
faciliilate apportunies 1o sirengthen the recreational amd
eca- tourism industries in westem Sydney, which wil
encourage 3 mix of supporting uses in he histone lown
cenlres in he surounding Sees,

Improwve transport conneciions to esstem (It is mot consiened that this aim directly relsbes 1o the
Sydney Ipcapiakes on the subregon’s (ke Howsever, improved transport connections o eastem
Increasing role in Sydney's mandfactuing,  [Sydney wil faclitzte and support the groeth of the polo

congtruction and whalisalalogisies indusiry in westem Sydeey by making il aashr 1o soess

indhusstries in e Wesiem Sydney the: region, Mokably, $e sile & loced in nelalively chase:

Emgloyment Area prosimity lo 2 drain station and has good access o the
surmoending road nebwork

Suppor! and devsiop the isilor econormy 1o |The Updaled Plannin Proposal is corsistent with this
maintain tha rosa of e Gresber Blus: aim. K seeks o enhance and facitain fha guwth of the
Iiouritairss Word Heritage Asma as a visitor economy Lo the Hawkesbury area throush
nafonally significant iourism destration,  |promating recreational bourism and supporting uses that
and the subregion's role a5 a vislor il secura fhe polo indusiry in the Richmand Lowlnds
Aty o regional HEW. and atiracl visitors info the region.

Profect infrasinechas of metropaliian Thia Updiierd Flanning Praposal is consslant wilh fis
sgrificance including fresght comidors, aim a5 il will ensure compafible Brd wses am kcaled
Sydnay's drinking walar supply calchment  (akong the foreshore areas of the: Hawkesbury River 1o
and the Wamagamba Fipeinas. protect Sydney's wiater supply calchment.

Improve Farmpont connections ba provide |1 ol considered thal this sim direcly reiaies o e
betier aocess bebwesn conires in e site, Howewer, improved acoess botwsen cenires and
subregion and canires in other subragions, selragions, including ragional RSW, will support
parfculary in the Mordh West Geowth ircrassed socessibiity for visiiors Bo the subregion 1o
Cenire, and with regional MEW (nduding  |atiand polo activifies and associated tourism afiracion
freight connacions). proposed on fhe site. Motably, e sile is located in
redatiely chase prosimily o exisling centres,




Swdney Fola Clish « U pdsted Flanming Proposal | My 06

Prowide planning suppor in the:
imwesfigation end pobential delvery of the
Ciuter Sydrey Orbital rarsport comidar and
thee Bells Line of Road - Castlereagh
Conneciion IENSpor comor,

Hove addressed in Planning F =
Thoough the development of the Belis Ling of Road -
Casdersagh Connection transpon cormidor investigation area
a8 ahown 2t Figure 2T sbove, fie aiewdl benedt hom
et connections with the polo industry in Ragonal NSW,
inching Regional Cenlres such &8 Mudges, Wellngion
&nd Forbes, The Updabed Plamirg Proposal wil faciltate
the: develcpment of recreaforal fadiliies and supporirg
uses which wil encourags cross-ioursm between these
cantes which will maka use of the new transpor comidor.

Wk Wil esusel 10 idelify and prolied
shategicaly imporiant indusinial rored land

Thie Upelaried Plannieg Prapasal wil ensuse that
recreafion facilfies and fowism relabed uses are located
in strategicaly appropriate locations, which will probecl
eurEting industial aness in fhe Subregion.

Idenify further oppornies 1o strenghen
vvesstmend for empleyment growth in
sl Sydney, induding tangeling
overseas imestors and incentives for
busincsees.

Wecording o the ABS, horse Adinglequestrian/polo
perations acoound far 1.8% of "Persuns Parficipaling m
Spart and Fhysics’ Recrealian’ in Ausiraia in 2013-14%,
\Wihilst this s a relatively small pencentags, the Australian
Pofy Assceiaion noles that in'fe past tvee years polo
s enjoyad slong growih i pleper aumbers®®. A
sgnificant poition of pals cperaliors: ane |ocaled in e
Hirwfestuary region and il is considensd thaf the sile &
ey lcarted ko support a growsh in the pola indhstry in this
Iecitian which wil hawe addiional ecanomiz banefis for e
Tegion.

In addition “Accommodation & Food Services’ and Arts &
Recreation’ accounts for 5.1%, and 1.6% (respectively) of
ampicyment in the Haskoesbury LA™ Anscdolally,
here i & lack af approgrisde foumst aocammodaian i
e Hawkesbory region which, T addeessed, oold resull
i sigrificand growdh in this marked saclor, The Updated
Planning Fraposal wil strengthen the tourism, hospitality
aind poi industry in Wastern Sydney by improving and
legitimising the existing palo and function faciitiss on the
site and prowiding addional Toanst accommaodaion,

Acpelerate housing supply, thoice and afiordsbiiy ard buld grest places fo live

Work with councdls o identify suliable
cations for housing inleraficalion and
whan renewsl, inchading emplcyment
acglomenaions - pariculady acund
eslablished and new canes and along ey
prablic fransport comidors incuding the
‘Western Ling and fre Blue Mountains Line

I |5 o conmidenes That this aim dirscly relate o te siie.
Howewer kcaling recreafional faciifes: and fourism elated
i in Srifegicaly appropriate ncafions wil ensure thid
e suitable for housing ane proteched for future nesidential
densslopmant.

Enabie the irarstion af lind uses #l Peniih
Liskes through lomg-Serm shriregic plan ning.

This sif-specsic priceily & nof considensd to dinsey relide
i Ha st

Pratect the nafural emvironment and promobe i sustsrebily and esilencs

Profect and maintain the high social,
economic and envionmeni vales of e
Hawzsbury-Mepaan River and s equaic
habitats, 2nd the Workd Herftage-listed Bue
Wicnlains Mational Park, and continue i
profiect and implement S plans for e
Curberand Conservirion Camidor,

The Updeted Plarning Propesal will prolect the
Hawboesbury River by faclitating the wse and
denelopenent of the afle for eppropeials low-mpact uses.

'Wiork with counces b improva the health of
thie Sisth Cressk sub-calchment of the
Hhambges by Mispiean Calchmen

The propossd wes under the Updated Planning Prapossl
e considered compatible with the sile's lasalion
adjoiring the Hawkestury River, Mo delimental impacs
it the: health al fe cafchmentis expected fo ocour as @

reesull of the additional proposed wses.

M pusirdlian Bursau of Stadisdios 20 15, Perncisancn # SpoT s Fhysical Rocrcasan, Auserake, 2003 14,

25 pusirlian Poln Fadarstion Led 2018, Sresidenr’s sssan 30704,

2% austraiian Burssy of Statistios, 2014, Masstasbuny FCML G
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Witk with councils bo implement he
Grater Sydney Local Land Sendoes Safe
Sirafegic Plan to guide natural resoums
managameant.

Trwir Sale Straragic Plan is nbendied bo sat tha vision,
pricritias and stratagy to guida positive sconomic, social
and envimnmental outcomes for the Stale. This
document hes mot yet been prapared. Despita tis, itis
considerad it the Updsied Manning Proposa is
conssten wit s Pricely as the propesed laed uses e
compalisie with e amirormental managemenl candols
and guideines applicable fo the ste,

Wirk with councils b implament fhea
Cumbertand Plain Recovery Blan (CERP).

Tha CPRP danifies the lands on the Cumberised Plan
\ioodiand thal could most eflectey be managed foe
threakened biodiversity, The sk does notindude any land
thial i iesiified 26 hindng priceily corsarvation lands within
the CPRF, and any polandal uses wihin the vicnity of the
wetlands on the site wil be subject to afuune D& which wil
aesess e impact on e ecological valees of the welands.
Itis s conskdersd et the Lipdeted Planning Propossl s
corastand wilt this Pricdy.

Promafe ey skategic considerabon of
bushiirs, fooding and hestwaves in
redation o firture devalopmant in the
gubregian.

Theet Flond Study at Appendix B, provides an
asseasment of the proposad uses agarat the food
muodeding for the site and proposes apprograte food
management for the sie The Updated Flanning Proposal

Work with councs o addeess flood and
managament issues when

has been prepared haing congideration 1 the bushfie
and Tood consiraints on e sile, and & considerad 1o ba

plnning for growth in e Hawkestury-  (Sorsistent with thasa ten Pririfes.
Nepaan Valksy.

7.1.2 North West Region Draft Subregional Strategy

The Morth West Region Draft Subregional Strategy {Draft Subregicnal Strategyl was released in
December 2007 and precedes the garettal of Hawkesbury LEP 2012 which commencad on 21
Septemnber 2012, The Draft Subragional Strategy has never been finalised and is expected 1o
be replaced when new subregional strategies are released later this year,

Ralevant key diractions for the site and the Updated Planning Propoeal include:

= Promote the environmental and scenic gqualities of the Region:
- Manage the impacts of tourism on the natural environment; and

= Protect and manage regionally significant epen space, bushland and foreshore
FeSanyes.

* Improve access 1o open space and recreation opportunities.

The Updated Planning Proposal is consistent with these aims as the proposed additional uses
will support the environmental and scenic gualities of the Hewkesbury River. While the site is
not regionally significant open space or foreshore reserve, the proposed uses will ensure any
futwre uses are compatible with the nature of the site while also allowing the region to provide
tourisrm and recreational facilities.

7.1.3 Hawkesbury Employment Lands Strategy

Adopted by Council in 2008, the Hawkesbury Employment Lands Strategy outlines the
planning framework to support and enhance the economic competitiveness of the
Hawkesbury LGA Whilst the Strategy examines empleyment lands within the Hawkesbury
LGA, and not rural lands, it does state that accommodation land uses could ba appropriately
located on rural and environmental protection lands and recommends future sirategic actions.
The Updated Planning Proposal |s consistent with this policy position,

Tha Strategy recognises that the agricultural industry sector plays a significant employment
rerle in the LGA, and that cafes, accommodation and restaurants are important In supporing
local jobs in the toursm industry. The Updated Planning Proposal seeks to include a range of
compatible usas on the site that will support the tourism industry,
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7.1.4 Hawkesbury Community Strategic Plan

The Hawkesbury Community Strateqic Plan {HCSP) iz a high level plan which provides the
community’s aims and outlines the direction for Council’s future activities and decision
making,

The following goals are relevant for the Updated Planning Proposal;

#  Lowoking after people and place:
= 3 Viable tourism economy

s Caring for our envirenment:
— 2 Balanca the neaeds of our ecology. recrestional and commercial activities

»  Supporting business and local jobs:
= 1lIncreased leveal of GOP from touwrism
= 2 |mprove ourism facilities in the Hvwkesbury

The Updeted Planning Proposal will facilitale the above goals by suppeoring the engoing
development of a sustainable polo industry in Richmond with supporting eco- tourist
accommodation and funetion centre facilities 1o promote the tourism industry in the area. This
will provide increased employment and economic development in the Hawkesbury LGA. It will
also provice a means to balance the recreational, ecological and employment activities of the
area through facilitating recreational facilities in 8 sultable and compatible location.

7.2 National, State & Regional Planning and
Environmental Controls

This section summarises the Updated Planning Proposal’s consistency with relevant National,
State and Regional statulory policies, Updated

7.2.1 Environmental Planning & Assessment Act 1979

Ministarial directions under Section 117 of the Enviranmental Planning and Assessment Aot
1873 (EP&A Act) set out a range of matters 1o be consldersad when preparing an amendment
toa LEP, The Section 117 Directions relevant to the Updated Planning Proposal are s follows:

Direction 1.2 Rural Zones

Thie direction applies to rural zoned land. The objective of this direction is "to proteer the
sgricuitural production velue of rural lamd”.

This Direction states that a Planning Proposal must:

fa) not rezone fand from a rural zone to 8 residential, business, fndustrial, villsge or tourist
IO,

b Aot confain provisions that wall increase the permissible density of land within & reeal
zome forher than land witliin an existing fown o vitlage),
Tha Updated Planning Proposal will not rezone the site from & rural zone, bat allow a number
of additional permitted uses for the site that are considered compatible with the locality and
tone abjectives. Further, the development facilitated by this Updated Planning Proposal will
nofl increasa the parmissible density of land within the rural zone.

Direction 1.3 Mining, Petroleum Production and Extractive Industries

This Direction seaks to ensure that the future extraction of State or reglonally significant
resarves of coal, other minerals, petroleum and extracthve materials are not compromised by
inappropriste development, It applies where aPlanning Proposal wowld:

= prohibit the mining of coal or other minerals, production of petroleum, or winning or
obtaining of extractive materials; or
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= Restrict the potential development of resources of coal, ether minerals, petroleum or
exiractive materials which are of State or reglonal significance by permiiting a land usa that
is likely to be incompatible with such development.

This Updated Planning Proposal does not seek to prohibit mining activity. Hewevar, the

intention of the Updated Flanning Proposal is to allow for the developmeant of the site for polo

activities, function centres and a range of cther compatible usas which will capitaliss on the

Hawkesbury regions natural beauty and ability to atiract a range of tourists and visitors,

Direction 1.3 requires the relevant planning awtharity (RPA) = which in this case is likely to be
Council = to consult with the Director-General of the Departmeant of Primary Industrias (DPI) to
identify any:

= resources of coal, other minerals, petroleum or extracdive material thet are of either State
or regional significanca; and

= gxisting mines, petreleum production eperations or extractive industries occurning in the
area subject to the Updated Planning Proposal,

Where a Planning Proposal may create land use conflicts with potential mining activities, the

RPA must provide the Director-General of DP| with a copy of the Planning Proposal, and allow

tha Director-General of DPI a 40-day period to make a submission. A copy of this submission

(together with any supporing materal) must be provided te the Departmant prior to

undertaking community consultation for the Planning Proposal.

The development footprint of the uses facilitated by this Updated Planning Froposal will be
rinimal when consldered in the contexi of the overall sile area. Therefore, the Updated
Planning Proposal will not necessarily preclude the site’s usa for mining in the future. Mining
activity is, in any casa, not the desired future use for the site having regard to its natural
gttributes and the presence of an E2 Environmental Conservation Zone on the site.

Furtharmaore, there are no known mining activities taking place within the immmediate vicinity
of the site.

Mevertheless, to ensurs this Direction is appropriataly addressed, it is proposad to consult with
tha Director-Genaral of the OP| once a Gateway Determination has been issued for this
Updated Planning Proposal.

A full list of the public authaorities which are proposad to be consulted under Section 56{2)(d) of
the EP&A Act following Gateway Determination - in order to comply with all relevant Section
117 Directions = is Included 8t Section 9.1 balow.

Direction 2.1 Envircnment Protection Zones
This Direction requires as follows:

= A Planning Proposal must include provisions that facilitate the protection and conservation
of environmentally sensilive areas.

= A Planning Proposal that applies to land within an environment profection zane or land
otherwise identified for environment protection purposes in a LEP must not reduce the
environmental protecticn standards that apply to the land,

The wetland ares of the site is zoned E2 Environmental Conservation, and is identified as

anvironmeantally significant land. The Updated Planning Proposal does not seek to remove

or amend thiz zone or provisions of the LEP which relate to wetland and environmantal

protection.

An Ecological Constraints and Opportunities Ecological Constraints and
Opportunities Analysls Is provided at Appendix A which confirms that the Updated
Planning Proposal will have no unacceptable environmental impacts.
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Direction 2.3 - Heritage Consarvation

The objective of thiz direction iz to consarve items, araas, objacts and places of environmental
heritage significance and indigenous heritage significance.

The Hawkssbury LEP contains Clause 5.10 - Heritage Consarvation which seeks to consare
and protect items of environmental heritage which are listad in Schedule 5 of the LEP. This
Updatad Planning Proposal does not seek e make any changes to this clauss or ramaove any
iterns from the list of heritage iterns in Schedule 5 of the LEP.

It also does not Invabee any works which would affect the existing potential heritage items
located on the site and listed under Sydney Regional Emvirenmental Plan No, 20 - Hawkesbury
- Nepeart Rhver (SREP 20) or ssek changes to any listed itams under SREP 20 (see Sectlon
7.24 below), It i therefore consldered that the Updated Planning Proposal is consistent with
this direction,

An assessment of the Updated Planning Proposal in terms of its potential impacts on potantial
Abariginal and non-Aboriginal hertage Rems on the site and ks vicinity Is previded at Section
8.4 balow and &t Appendices F and G.

Directicn 3.5 - Development near Licenced Asrodromes

The site is located approximately 2km to the north-west of the RAAF Basa Richmond and
consaguently this direction applies. The proposal remains consistent with the objectives and
outcomes of this Direction in that it does nat propose:

= g significant change in the maximum height limit applying to the site nor does it propose
any buildings which would penetrate the Obstacle Limitation Surface (OLS) applying to the
agrodrome; and

» does not seek to permit any additional uses which are not supported in the particular ANEF
contaur in which the site is located.

Direction 4.1 Acid Sulfate Soils

This Diraction applies to land identified as having acid sulfate soils. The objective of this
Direction is ‘fo avoeld significant adverse environmental (meacts from the wuse of land that has a
probabify of containing scid sulfate sois "

Martens Consulting Engineers {(Martens] has undertaken a Praliminary Site Assessment and
Preliminary Acid Sulfate Solls Assessment (provided at Appendix E).

This assessmeant has revealed that the site contains various geomorphic parameters which
indicate that acid sulfate soils are likaly to be presant on the site. These includa:

*  Holocene sedimenis:
= Coastal wetland; backwater svwamps; waterlegged or scaled areas;
* Imterdune swales or coastel sand dunes; and

= Deesp older (Pleistocene) estuarine sediments,

Martens consider that the likely presence of scid sulfate scils on site can be readily managed
by future development proposals and is not an impediment to the proposed land use changes
in the Updated Planning Proposal. They recommend where future development proposals will
require excavation to greater than 2 metres (Class 4 land) or will likely result in groundswater
lowwering below Tmetre AHD {Class 5 land), that acid sulfate solls assessment and
managemeant plans be prepared.

Direction 4.2 = Mine Subsidence and Unstable Land

VWe ara of the understanding that the site is not located in a mine subsidance area nor on land
identified as unstable under any relevant study. Consequently this Direction does not apply to
the site,
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Direction 4.3 Flood Prone Land
This Direction applies to land identified as flood prone. The objectives of this Direction are:
{al to ensure that development of flood prane land is consistent with the NSW

Government's Flood Prone Land Folicy and the principles of the Floodplain
Develppment Manual 2008, and

by to ensure that the prowsions of an LEF on flood prong land is commensurate with flood
hazard and includes considaration of the porential flood impacts both on and off the
subfect lsnd,
The Direction applies a numbear of requirerments to Planning Proposel relating to flood prone
land. & Flood Study prepared by BG&E is included at Appendix B which confirms that the
Updated Planning Proposal is consistent with the relevant requirements of the Direction for
the following reasons:

*  The Updated Planning Froposal recognises that flocd prone land is a valuable rescurce and
should not be sterilised unnecessarily precluding its development;

= Any additional floor space will be able to be locsted above the flood planning level;
= The rural 2oning is nol proposed to be changed;

= Any futura buildings or new structures will be miner and are not expected to resull in any
adverse impacts to flood behaviour;

= Existing developmant and the development facilitated the Updated Planning Proposal will
nat result in development within the Hawkasbury River or loss of flood storage; and

= The site iz already parially developed and further devaloprment is not anticipated lo resull
in an increaase in flood levels.

Direction 4.4 Planning for Bushfire Protection

This Direction applies where a relevant planning authority {(RPA)] prepares & Planning Proposal
that will affect, or is in proximity to land mapped as bushfire prone land, This Direction is
relevant to the Updated Planning Proposal as a small pertion of the site (along its northern

adgel is identified as being bush fire prone (refer Section 2.6 abowvel.

The following provisions outlined in Table & apply under this Direction:
Tabla 8 = Flanning Proposal’s Consstency with Dirction 4.4 Flanning for Bushfing Pratacion

{4} In the preparation of a planning proposal the relevant plarring authority 1l bs expecied that
st consuit with the Commissioner of the NSIW Rural Fire Sendce (Councl will acl as RPA
Tolrwing receipt of a gateway deleminzlion under eecion 56 of the Acl,  |fer the Updsed Planning
and priar lo undertaking commusily consulaion in safistaction of section 57 [Fropasal and wil consult
al'the Act, and Laks inle acooenl any comments 50 made, with the: Commissianar
(5} A planning proposal mus!: ul'll'..ar'L'iJ.IIFthd Fira
{a) hawe regand 10 Plznning for Bushire Prolecion 2006, anh'm&iahﬁmaamu!
by mhazmm;g:?wm placing inapproprizte davelapmants in E:.auau fﬂf':‘Tﬁ'JF'ﬂLa‘bﬂ
(] eraure thet bushiire hazan reduction & nel prohibtied ithn (e APZ g Frepcs
(5} A plannig peaposal must, where developeent is propcsad, comply witt e | Tha Undated Planning
bolkrwing provisions, a5 appropfiale: Proposal seaks io allow
(a) peovide an Assaet Protection Zone {APZ] incarporaiing &t & minimum addificral pammitied uses
(il an Inner Protedion Area bounded by a parimeler roed or reserve which  |on the neal zoned site, It
cirourssrices he hazand sibe of the land indended for devalopment and  (is considersd that fubure
hes a building line corsistent with the incomparation o an AFZ, within the devslopmient on the ste
progedy, and faciitated by the
fiiban Cuter Prolechion Area managed far hazand reduction and localed cn - |Updaled Flarning
Ihe bushland side of the parimster road, Propogal will ke able fo
(b)) for infil developrent (that is development within an already subdnided inciporile appiopriale
areza), where an apgeapiale APZ cannal ba achisved, peovide for an bushfira profecion
apprapfiate perfomance standard, i consulaton with the NSW Rural Fire |measures, pariculady es

54



55

Sydney Pele Club « Updated Planning Proposal | May 2015

Sanvica, Iftha provisions of the planning propassl pemil Soedal Fis
Prolection Purpases (as defned under section 1008 of the Furd Fres Aol
1887), the APZ provigicns Ml be compied with, envisaged. Furhemaore,
(6] oonbain provisions for Twe-way secess reads which inks to perimeter raads (only the northern edge of

andlor Lo fire Irail netearks, ha site e idanfiad a6
{d} conkain provisions for adequate waler supply for firedghling purpeses, bushrire prene which can
fah minimise the peimatar of tha avaa of lavd inferfaing the hazard which may |De eesily sodressed

b davelopad, reugh sppeogriae
il iniratuce controks on the placement of combusible malerials in the kner |00 Measunes,
Protaction Area

Diraction 6.2 Site Specific Provisions

The objective of this direction is to discourage unnecessarily restrictive site spacific planning
controls.

The Directicn states that a Planning Propasal that witl amend ancther EPI in order to allow a
particular development proposal to be carried out rmust either:
fal aliow that lamd’ wse to be carned out i the zome the land iz sllveted on, or

(b rerone the sife fo an existing rone aready applying in the emvironmentsl planming
trstrument that alfows that fand use withowt imposing any development standards or
requiremants in addition to those slresdy contained in that zone, oF

fic) alipw that land wse on the relevant land without impasing any development standaras or
requineents in addition to those already contained i the principal snvironmental
plaviing instrument belmg amended,

The Updated Flanning Proposal ls consistent with this Direction as it seeks to amand the LEP,
1o allew addiffonal permitted wses to be carried out on the sits, by adding an additional
provision in Schadule 1. No additional development standards are proposad in relation to
these additional land usas,

Diraction 7.1 - Implementation of the Metropaolitan Strategy

The objective of this direction is to give legal effect 1o the vision, transport and land use
strategy, policies, outcomes and actions contained in the Metropolitan Strategy. As detailed in
Sectlon 7.1.1 above, the Updated Planning Proposal is consistent with the Metropolitan
Strategy.

7.2.2 Water Management Act 2000

The Wirter Management Act 2000 (WM Act) provides for the sustainable and integrated
management of water resources of the State. In accordance with the Wk Act, any
development within 40 metres of a wateneay must be referred to the NSW Office of Water for
concurrence, These provisions will apply 1o a future DAS lodged on the site and will be
considered as part of the assessment process. It is expected that appropriate messuras can be
implementad to ensure no advarse impact on water quality within the adjoining Hawkesbury
River, or on the wetland locatad on the site, will occur as a result of the development of
recreation or tourism refated uses,

7.2.3 NSW Threatened Species Conservation Act 1995, NSW
Fisheries Management Act & Commonwealth
Environment Protection and Biodiversity Conservation Act
1999

Cumberland Ecology has undertaken an Ecological Constraints and Opportunities Analysis for
the site [see Appendix A) to assess the potential impacts of the proposed development on flora
and fauna, particularly threstened spedes, populations and communities that are listed under
the following pleces of legislation:



Sydrey Polo Olubae Updated Planning Propasal | Bay 2016

= NEW Threetened Species Conservation Act 1985 (TSC Actl;
= NSV Fisheres Management Act 1384 (FM Act); and

= Commonwealth Environment Frotection and Biodivevsity Conservation Act 1535 (EPBC Act).
Tha findings of the study are summarised balow:

= Mo endangered species, populations or ecological vegetation cormmunities were found
within tha portion of the site proposed for rezoning. Howewer, it is noted that & freshwater
wetland which is zoned E2Z Environmental Consérvation {i.e. the billabong) i5 a listed
endangerad ecological community under the TSC At

= One threatenad flora species, Eucalyptus scopania (Wallangarra White Gum), was found
within the subject site. Eucalypius scoparia is listed as Endangered undar the TSC Act and
Vulnerable under the EPBC Act. However, this species is alzo commonly planted as a
landecape tree and ig not within its netural distribution as it is not endemic to the Sydney
Matropolitan region.

= Mo threatened fauna species were recorded within the subject site during the site visit. An
assassment of the likelihood of threatened fauna species occurring on the site concluded
that 21 threatened species of birds and aight threatened species of mammals have the
potential 1o occur within the subject site. Most af these species would use the billabong
andior the land on the northem boundery of the subjact site with frontage 1o the
Hawkesbury River.

= The 2.4km frantage 1o the Hawkesbury River is area of regional and state significance with
ragards to revegetation given the recreational, environmental and economical values and
sarvices the Hewkesbury River provides to the Hawkesbury — Nepean Catchment area.
Cumberland Ecology recommend that a Management Plan is put in place which has an
objective 1o enhance the envirenmental value of the northern partion of the site with
frontage to the Hawkesbury River and watland. It is proposed that this recommendation ba
applied when an application is mede for developrent on the site in the vicinity of the
Hawhesbury River or wetland anca.

7.2.4 State Environmental Planning Policies

The assessment of the Updated Planning Proposal against the relevant State Environmental
Planning Policies (SEPPs) is set out below,

SEPF 18 - Bushland in Urban Areas

Clausa 10 of this SEPP requires the Council ta have regard 1o the aims of the SEPP when
preparing a draft LEF for any land o which the SEPP applies, other than rural land. It also
requiras Council to give priority to retaining bushland, unless it is satisfied that significant
envirenmental, economic or social banefits will arise which outweigh the value of the
hushland.

Whila the Bushland SEPP provizions are unlikely to apply &s the site iz currenthy used for rural
purposes and s zoned as such, for completeness we have underiaken the assessment in the
event that it is taken 1o be applicable.

The general aims of the SEPP are 1o protect and preserve bushland within the urban areas
referenced in Schedule 1 of the SEPP (which includes the part of Hawkesbary inwhich the site
is located) because of:

fal its value to the community as part of the natuwral heritage,
bl s aesthenic valee, and

{of = value as g recreationel, educational and scientific resource.
The specific aims of the SEPP are:
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ta} o protec e mmnants of plant communities which
werg onca charadiershic of |and now within an utban
anas,

Vepetation identified on the sie will nai be afected
Ery thes Planming Praposal, Refer o Appendix 4

1) ¥ redain bushland in parcels of asize and
configurtion which wil enable the exisling plnl and
animal cormmurities o surive in thelong wem,

o bushiand will be remosed from the site. ho
significant buiding foolprints will b= taciiked by e
PP and e majority of fhe landscape wil be siained
s pari af e vepetated landscape

12 b prokecd rare and endargersd floea and taura
species,

Maragaman maasues Wil be mplemented &l he
D& stane fo bstter manage flara and fauna en the

it

i) o protect hateiais for natve fiora and fauna,

Saa comment above.

fa} 1o protect widFe comidors and wegetation Fnks with
iher nearty bushland,

Tha propasal retains areas which porain significant
wengedation.

1} fo prokect bushlard as a natual siabiiser of tha scil | Noled,
surfaoa,

1] 1o proled bushtand for s sosnic values, andlo Moled.
neain o unigue wisual idenfity of the landscape

i) %o protect sgnificant geolkogical featues, i

(i) o protect exésbng landiams, such a5 nawral
drainaga ines, walarcoursas. and foneshoras,

atiecied by fhe PP

) o privesct archaegiogical e,

Furtar to e archaeolngical assessment prapsred by
GAL at Appendix

&) o provect e recreaional potentisl of bushlaed,

The PP ek bo enharce the recreationsl value of
i sile.

() i protect e aducational polanial of beshiand, Haled.
(i) 4o mairkzin bushlard i lecafiens which me sadly [Neted,
acoessibk 40 the community, and

(] o promie the maragemen of bushisrd in a Haled.

e which protects and enhiarces the qually of the
bustiand and taciitales. public enjoyment ol he
Eustiland compealitie with i comsenaion

The Updated Planning Propasal is consistent with the abjectives of the SEFP. The uses
proposed to be included as additional permitted uses are compatible with the natural setting
of the site and will integrate within its landecaped satting. Mo significant building footprints
will be facilitated by the Updated Planning Proposal and the majority of the site will be
retained as part of the vegetated landscape. No changes to the E2 Environmaental
Conservation zone on the site are baing sought.

An Ecological Constraints and Opportunities Analysis (see Appendlx A} has baen preparad for
the Updated Planning Proposal which finds that the proposed LEP amendments will not have
any unacceptable impact on the natural ecological value of the site,

SEPP Mo 44 - Koala Habitat Protection
The Hawkesbury LGA iz identified as a LGA with the petential for providing koala habitat,

The policy aims to encourage the proper conservation and management of areas that provide
habitat for koalas to ensure & permanent free-living population over thelr present range and
reverse the current trend of Koala population decline

The site is unlikely to support koalas due to the nature of the site 8= cleared grazing land.
There is no evidence of & local koala popalation in the locality and potential feed trecs at the
site are sparse, and surrounded by pasiure. Potential impacts on koala habitats can be
addressed should a DA which involves significant vegetation clearing be lodged for the site.

This is addressed in detail in the Ecological Constraints and Opportunities Analysis (see
Appendix Al
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SEPP Mo 55 — Remediation of land

Clause & of SEPP B5 states that a planning authority, when preparing an EFI, must nat
parmit a change of use on land identified in subclause &4} of the SEPP unless the planning
authority has considered:

= whethar the land is contaminated; and

= i the land Is contaminated, whether it s suitable for the purpose for which itis proposed to

be zoned:; and

s whether remediation of the land is reguired 1o make it suitable for its proposad use.

The following types of land in Table 9 are identified in subclause Gi4):

Takde 9 = Types of land for which potential cortamination must be considensd
reyvant type under subc Rel 1o sile
Land that i within an i gion arsa Tha site is ned in 2n irvestigation see
Land on which develapment for a purpase Table: 1 of the Conbaminalad Land Planning Guidedines

reemed 1o in Table 1 1o the Contaminated Land [sets cut the frilowing aciiities that may cause
Planning Guldeines |5 baing, or is known to contamingion

have bisan, camied out. = acidakdiplantand ¢ landil e

fermeulaten v mald imatment

*  agicutrahortoitu «  rriving and asiracive
acinities Industies

= ampos = ol prodecion and

= maheslos producion ainrage
and dsgesd pantiormdsion ad

s chemicas manfarg
raanufacium and - pesslicidie manufaciung
Termulagon and fomulafion

*  defence works = powir stafions

*  dumrecondtoning s rmiwey yeeds
works * gerepyands

*  drychaning ' seniestson
establshTENlS = sheepand etlle digs

+ Eedid * smeling and refinieg
menfackring * taneing and
(Irarsfommees) associaled Fades

* ckcopsbgendhedl | ciomge 3
freaimant premises smarent

= angne wiks .

o ophesidary

= gas works

= ponandsiesl works
The:siter has been used for agricubioral activiies in tha past
and is cumently usad for sgrculural puposes, A eco-
ourisd fach es e propossd 55 an addlional permitied wse
an thersite, & Predminany Sie Imvestgaiion hes been
peepaed in suppor of the Updaled Planning Proposal {ses
Appendix E]. s firndings ae selout beow,
Ta the mdent o which it s proposad tocamy ot | The Lipdabad Flanning Froposal sesks 1o sdd recestion
deselopment on il lor seaidential, educationd, facilily (rajor) and recrealion lacilly (culdam) as
miuﬁhmmm.nrum additianal permitied uses on fe sile. Therelong, a
purposes of & hasplal: Pradiminary Sin luestioaion has bean prapaned in support
* i radiafion fa which thesa is no dmewledge for |of the Uipdated Planning Proposal (ses Appendlx E). s
incompiels knowledge) a5 o whether findings ane se cul balow.
dievalaprent for 3 purpose refemad [ in
Tabla 1 to e Contamingted Land Planning
Guidalines has been canmied o, and
= o0 which it would hava bean lasful o camy
out such development during ary perded in
respect of which thens i na knowhedge (o
incomplisie knorwledge)




59

Swdney Polo Club w Updated Manning Propossl | May 2016

Martens has undertaken a Preliminary Site Investigation (Appendix E) to determine whether or
not the site is or can be made suitable for the proposed additional permissible usas on the site.

The assesament involved & review of the aite’s history and a walk over inspection. it found that
the site has a number of identifled contamination flsks resulling frorm the past agricultural and
quarry uses of the site, above ground storage of fusls, landfill from unknown sources as well
a5 stockpiling and storage of waste on the site. Notwithstanding this, Martens considers that
thess risks are acceptably low to permit the changes to the site permissible uses as proposed
by the Updated Planning Propasal, particularty given that the proposal does not seek to make
permissibla any sensitive land wses such as residential, schools or a child care facility. Where
contamination is identified Martens are of the opinion that it is likely to be of B type and extent
that can be readily remediated 1o allow any of the proposed additional permissible uses 1o
proceéd,

Martens recommends that subsequent applications for development should fully assess
localised contamination and address any identified issues. This should involva the preparation
of a detailad site investigation including the undartaking of intrusive soil sampling. This will be
undertaken for the proposed Hall of Fame DA as well as any future applications for the site.

SEPP {Infrastructure} 2007

The aim of this Policy is o facilitate the effective delivery of infrastruciure across ihe State. It
alsa requines certain large-scale or raffic-generating DAs to be submitted to the Road and
Maritime Services (RMS). Tha Infrastructura SEPP will continue to apply to the land following
its rezening. Future development will need 1o be assessed in accordance with the SEPP,
where relevant. The Updated Planning Froposal does not necessarily need to be referred to
ihe RMS as no specilic development consent is being sought for traffic generating
development as identified under Schedule 3 of the SEPP. However, &s the intention of the
Updated Flanning Proposal ia to facilifate the site’s use for major polo events which will atiract
miore than 200 vehicle movements, il is considered appropriate to consult with the RMS as
part of the consultation with relavant public authorties following Gateway Detarmination and
prior to community consuliation (see Section 8.1 below), Funher detadl on the traffic impacts
of the Updated Flanning Froposal is provided in Section 8.2

SREP Mo. 20 - Hawkesbury - Nepean River

The airm of SREP 20 is to protect the environmantal of the Hawkesbury Nepean River system
by ensuring that the impacts of future land uses are considered in a regional context.

The Updated Planning Proposal proposes 10 permit additional uses on the site which are
complemantary to the ruralflood prone nature of the site and are of minimal environmental
impact. Future development will be subject of future applications for the use or construction
on the site and will need to consider and protect the envirenmental of the Hawkesbury-
Mepean River system.

Fart 2 of the SREF provides general planning considerations, specific policies and
recommeended strategies, Table 10 below outlines the specific policies which are relevant to
the Updated Flanning Froposal.

Table 10 - Specific planning policles and recommendad slrategios

Planning Policies al] Compliance
(1) Total caichment management
Poicy: Totel caichmant managamant i i be intagrafed wiih andronmandtal planning far e caichment,
Slralages
{a) Reder e appdostion or offver proposal [ Ho advarse emdrenmental eflects cn downsineam LGAS amn
for comment o fhe councls of each expecied (rom e Updated Planning Proposal Appropriate
adacan or downsfresm ooal wiiler qualify messiunes can be applied lo any future DA for the
goveyrrnent ama which is Boedy fo sufier [site,
a signiiant sdvase amaonenial efiac
frovm the poposal B
(&) Consitler the impsdd of Me dealspment [ The Updated Flanning Propasal will nol impact the calchment
concemed o e calctment in 1hial the propesed pobenfial uses on the sie are considersd
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compaditre wath the rural natane of the anea and any futrg
Mervelopment will be subject 1o 0k for the use or davedopment
o B S,

(&) Consider ihe cumusiive amaoamenal
(mpact of cevelopvrent praposals on Ma
calchmant

Gumulatively the land draire to 2 syslem of wellands ocaled an
for nearby he sie The wellands then drain 1o the Hawkeshury
i@ mirr wlencourses which enler the mer downsiream. The:
sile & lirge encugh thal appropriate bufers can be provided 1o
o werllands and tha river foreshore bo prevernt any
cumulaively advarsa impacts on the catchmen.

(#) Emironmentally senabive areas

Fokey: Tha anvireementsl guaby of anvrommenfally sens¥ive erags mos! be profeciad and anhancad
frogh canmh confral of flure land use changes and through managemant and fwhars necassan]

remédiafon of sxsfing uses.
Ehratepas

(& Rehabitale pars of tha favine comoor
from which sand, graved or soll 8%
areciad a0 fhal afsched agualic plan
hads 6 replseen and waler qually and
faunal hatlats improved.

A

{6 Mrimize soverss impacts on watsr
iy, equatic habiafs, vevine
veyalaNan and bak sabil:

[t is consinered that the proposal wil nof cause adverse impacs
on the River s the proposed wses are compsatite with the rucal
niaiure of the area, Fuluré developmant il nequire a DA for the
varioss uses which will datal any warer quality measures that
may naad o ba pul in place

fe) Minimize chrect and indect sdvarms
Impaciz on lend meened o dedicalad
wnder e Natona! Paks v Widie el
1874 or the Forestry A 1976 and
conginalinn sea subcafehments in

Theee g no lamd witkin thee anes e s resaned or dedicaied
undes these Aok or theat would be impacied by the prapesal,

frowm i impacs of kad wesa witiin et
calchmants.

I The-wedand on the sibe will nod be impacied by this applicadon.
I will pontinue 1o ba corsersed inio the fulure.

{8) Congidar tha nead fo include buffer
ronas [such as adequate e adiation
zanes) for propasals on g adface fo
I resarved or dacicaled under
fie Makional Farks and Wildie Act
1574 or e Foveslry Act 1578,

i

1) Congider the v of the Dimcior-
Gangral of National Pards and Filokia
about proposas far land adacent foland
eaerved ar dodicated under the Nabiona!
Parks and Wilale Acf 1974,

[g) Congioraion shaud he givan i fhe
impect of tha devednpment concamad on

Tha proposal wil faclitale & range of sustainable land wes
which wil ensure appropriale enviranmean! al mardgeeen|

tha wealer fable and fhe fvmalion of soid’ |sirategies e in place. Impad on the waler labla or aord sufae
suphale ol 505 I8 uniikely a8 minimel excavation works ae nocessary for
the propised uses:
{R} New desigpmant in consenvalion arez | The sile of the Updaied Panring Proposal is predominantly
sob-calchments should ba bcafed i |cleared.
arpas Ma' s amady cleard.
{3 Walar quality

Plicy: Fubure devalopment must nod prejudics e achisvement of the goals of use of the rhver for primary
conlaci recreation (being recreational activities invohing direct water contac, such a8 ewimming) and
aquelic ecoeysiem protection in the rver system. If the qually of fe receiving walers does nol aomently
allow theze uses, e currenl waler qually must be maimianed, of improwd, 50 a5 ral i opardiss the
ahievemenl of lhe goals in [he fulure. When waer qually goals ans sal by the Govamment thess ane bo be

the goels o be achind unier his pelicy

Givan the location of the along the Hewkesbury River and alao the presence of tha welland an B sile the
isue of water quality Is relevant. Howaver we conaldes i selevant o address the ssus of waler quality =t

60



61

Eydnay Foda Clul L pdated Flansing Propoesl | May 2076

Plarning ;
the: [V, stage when the actual future
praparad.

14) Waar quantity

Palicy. Aqualic scosysiams must nol be adversely afiectsd by development which changes the fow
characleristics of surface or groumsdwelan in the calchment.

A s s is sebeant bo e she bul is better addressed at the D4 stage where the detslad design of
tdevadopments and oparation of the land is defined and known.

{5 Culural heritage

Poicy: The importance of the: fver in centributing 1o the significance of items and places of cubual Rertage
signifizanca sheuld ba secagrised, and thesa tems and places should be profecisd and sensily

se o

and 8 known and taloned mergnenent plans can be

managed and, ¥ appropriate, enhancad

Emalagies

fa} Encournge devainpment which filfales
e consanaion of hodage fams ¥l
oinas not fefract fom the signifcence of
iha fams.

Tha proposal dass nol aflect the stalus of the heritage ilers
nominated on the site,

it} Protect Aberiginal sifss and places of
e

IManagement measures have been recommended o ensune
at this ccoues, reler Aapendix G,

o) Cavsiter an Abangina sl suney whens
praciclive modie o cumenf knowledge
indicals e polential for Abenging! siles
and e develooman corcemad wouk
involve sgnifican’ st datwbance,

Refor to Appendic G.

{d) Considler o adond fo which fhentage
fems [ether ihanfied in alher

: Finiatalap
afacting the sutysctland or fiated in
Schadials 2} deve thelr harlege
sgniicarcs fomthe rve,

{5) Flora and fauna

Policy: Manage fors snd fauns commurbes 2o thal the diverelly of species and genefics within the

cafshmant is consenvad and enhanoed

Strategies for wallands:

10 Maintain fie shidy of weliands lo
improree [he quakty of wader enfariog tha
rivey Hough the @adng of sediments

The wellands, scis and frer Barks of the silewil notba
impacied as a result of the addiional parmitied uses on the site.
Tha Updated Planning Proposal only applies to RU2 Rurdl

andl the ahsoplion of nuants. LLandscaps zoned land on the site, with the E2 Ensironmental
[l Maindain the sy of wellands b Conservation porion of the site remaining urchanged.
st sods and reduce bank gmsinn, | E20h of the addonal pamitied uses wil requin deveiopment

approval from Council price $a develcoment fhraugh which
impach on the wedands can be assessed o e project
application stage of the approvals process,

it Mainfain the abifty of weflans v

Tha Flood Study at Appendix B oullines Sl the propossd

reducs ihe impact of finoding kel permitied uses o the sie af uslkely b impacd Aaad
downstream though the miseon of  |behaviowr and Roodesser rtention,
foouhwslers

it Mainfain & varaly of wetend flors and | Tha puoposed addtional permitted uses aoe unbledy 1o impact
fauna species n e region and consider [the ecobogy found on the site. The sile is lrgely chsnad and
tha searciy of paticuar speces ond  [any impacts on speciic species will be assessed al the
nationa hagis. devakopment spplicalion stage.

[r) Encourage e sopropdale The land drairs to @ system of wetlands located within the lemd
managemant of walands, incuding and on nearby land. Thewellands drain bo Be Hawkesbury
manioving and weed control River ia & miner walercourse which enlers e fiver

diownglream of the subjed] knd

There la adequale land ivaiable o establish fulure
idmwnlcpmant in accerdance with the SREP to accommadats
eailable buflars and stormweaiar management aress and i
mainkain and enhanca tha wedand.

iy v compafiia wmith dhe consansaion

| Thee progpesed addifion:al permitied uses ara considenad
competible with the: neighbouring EZ Environmental
Congersaion ona wetland araas and will not impact
consanvation effords in this porion of tha site.
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|'¢ Considar the neeu'l'nnrdw‘ and
oy it Qualty snd quamiy of
Eurfecs waler ang grouscesler anfacing
wallands by cosfroling devalaaman! in
tha cakchmen! of matiands.

Fropased accitional permitied uses in e caichment of the
weland areas éng uslikely fo impact quaily and quandly of
suiface waler and groundwaler entering the wetland. Any

impacts on waler quality will be assessed af the DA stage.

o} Considar the desvabily of rofssing
‘any wiblinds of st sgnifcance which
s ol ek on e map

The wesrllareds on the sife are alaady suilably zored E2
Enviranmantal Corsersalion

{u} Conzidar the n‘mhﬁydmg

(7] Riverine sceni: qualiy

Pokcye Tha snenic Quaity of Me mvering comier must be profeded,

Slratenias:

&) Mawdain e of extermies, provanent
or sigrifcanf vegetalion o profec! e
chaactar of e ver.

Tha Lipdated Planning Proposal relales io predominantly
ceared land, howesar any future develonment wil requine
Councl approval which would nesd ta sesk consent Tor the

removal of sy vegetalion,

(& Ensurs propossd cevelopmen| i
consishan with fhe landscape characher
5 described in fhe Scentc Qualty Stud

(The: site is within Landscape Unit 3.4.1 ¥ amamund Wer to
Sowth Craek Junction of fhe Scanic Qually Sudy. The
Landscapa Character for this Landscape Unil is:

L4 broad! and meary it valey foor exdensvaly sfered by
sz and satlement An inkensely fartiad sgrculual
arvimnent dominien by crop iands and el indusine The
My coalval elemant am agriculual rther than omamental,
udffy @ st afvsion of seified fand from ol land.
Dervalopmeant faiitated by this Updated Planning Proposal is
onsishent with this landscape chamacter and will not impact the
scenec qualies of the cheracier.

|5'.'§.I cmmmmsm cranfalion,
sixe, bul and scake af o e wse of
unabfrusia, mon-mdacfie maanal on
any propased budding or wonk, ha resd
o refain axisling wegelaton, sapacisly
along ver hankz, sljpas wWeible from e
myar and ife banks and along the alydne,
and ffe naad fio camy oul new plarrtog of
fress, and sheubs, particulary lealy
inchpenous plants

The: Updaled Piarning Proposal sesks to penmil a range of
additional land uses on the sibe. Any futare devalopment wil sill
raquire Council approval which would resd bo be sssmsed
against his requirement.

{d) Consider e need for & bufr baleoen
e development and sceme amas of
e riveing comdoe shown on fhe map as
bing of signifcance beyand i region
(which & alse soans anvas of
sivafesvce for e mgien) or 50 shown
5 haing of reional sipeficancs onfj.

The Uipdated Planning Fropasal seeks lo permit 2 range: of
afdifional land wes an e site, Any fufure developmant wil =40
nesquing Ciouncil appeoval which would need fo be sssessad
agairst this raquiramant.

) Covaiter the peed lo conlmks o
candons o Drdect hose soanic dntds

| Th Updated Planning Proposal secks jo permi 8 range of
addifional land wses on thea sila. The controls under Part 6 of

[ Conzider gpporunitiss fo impmes veing
aeom qualy

axisting LEF satsiacionly contrel devalapment | probes

ic and ecological anees of sgnifcancs. These conlols am
nal peeposed o ba amanded undar this Lindsted Planning
Propnsal

B Agicabimiaguacdies and fshing

Polkcy: Agnzufure must be planned end maneged io mnimise sdveres snuronmantsl impacts and' be prolacted
from adveres impacke of other fama of deveinoment,

Stralegies:
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Flanning Folicies snd sirsfegies

MHG;IBMHWMH

Tha proposed ndd.nmﬂ USES BlE nunmentmm the abjeciives
of the RLU2 Fural Landscape zons with the addilionsl permitled
uges faciflaling the long lerm retention of the agrculural use by
enabling uses dirsclly related o #ad use. For sxample, tha
recradafipnal use of polo suents is related 1o the principal naral
land use.

(b1 Ensum zons objsctves and minmmum il

Mo changes are propoded ko minmium lol sizes or xooe

sizas suppor e conknuad sgrinulors  (objeciives,
wee of Cless 1, 2 and 3 Agrictu! Land
(e dalinad i M Depmrtmen! of
Agricufiure’s Agncufural Land
Clagsiicabion Afles) and of any ofier
ruray kv that s comently susfalmag
agncutiue produchion.

fo) rcomonie afeciive separsion befwesn [Uses on and sursunding the site incheds recreation (polo
imansha sgvicutiurs snd adininng wees s}, grazing, furf fanming and tourem relaled uses. Thass
fo miiete noies, oobur s weus! usea Bne compatible with the proposed addional pemnitted
impacts. uges on the sie.

() Profect agnculursl sustainabilly fom the|The proposed edditional permitted wses are nol expecied o
aovarse impacts of oivor fovms of impact on agriculiural sustsinabilly.
poposed deveopment

(1} Cansidey et abiffy of e s o susti | The proposed addifional permitied usas are axpacted o be
over e lpng barm e developrmanf 515 gined inb the future with the polo end related uses
Concemed, increasing across tha WindsonRichenond area

i Consadar the By afiscf of fhe
deveibproent concerted oo fsh brevding
grounds, ey avess, commanrial and
recmadional Brhing amas and oyshar
faming

The propesed addifonal peritied uses ata nal axpected to
impact Bshing or ish breading grounds.

(0 Fural nesicenlisl develapment

Policy: Rural msidential davelopment shoukd not reduce agricaural sestsinshiity, confribube to urhan
spraw, or have advarse anvinonmantsl impacts (perticderly an fha waler cyde or on flora or Esuna).

B — no subdivision or residential development s propased.

{10} Urhan davedopment

Policy: Al potenial adverse aminnmental imoacs of urban developemend must be assessed and controlied

A, = no subdivision or mesidential developmen is proposed.

(1) Receation andloussm

Prdicy: Tha walie of he seering conritor & a sigricant morsaions and fours! assef must be praodected

Slraegies

(&) Provive & wits fange of morealions
oppauniias aleng e rver which am
congisfant with consendng the Aar's
mafum/ valise and chamdr

The purpisa of $his Updaled Planning Froposal i o faclitale
the: recreafional apportunities arising from the land uses as wal
55 fantsts tourism opporunifes relaled 1o both that land uzs
a5 wel as the scenic qualty of the ivarine coridar.

1) Plave and' manrage racreations’ and
lourisl developments, and associfpg
coass poinks, ole ways and Doipaths,
50 &5 o minimésa any sdvares
envimnmanta impacts on ffe der
Locats tham where ver banks ams
alabis, sway o dver shalows, maje
Bl aF b Byl plats o fsh
broeding amsay, whae the proposed
fctivies donod confic with sumundng
recrestional actiibes and whera
signicant form and fauna habists wil
not b aoversaly sifsced. The upgrading
of exisbing publc scoeas fo the Mver s i
e prafevmd ouer the craalion of new
Aroass povll

IThe: prapased addtional permitted uses wil not mpad acoess

to of envimamental impects on the River. Fulure development

will require devalopment assesament by Councd at which Bme

nn::&w assegemani of proposed dewslopenend will be
un EN.

LEEs

The proposed addiional uses ane compaliihe with the exisling

aumaund g devlopesl
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Plarming Policies and shrals gies
[d) Consiver fhe svalabityof orneadio  |As detailed in the Traffic Asseasment & Appendix C, no
[mdds, land for vahicle parking anid for | additional parking areas area ane required lor the addiborsl
sufahis aceess (includng sccess for cans| permitied uses,
Gl buses), for boal senvies arsas and
for wakiy, efpctricly and sewage
tigpasal
fa} Consier the emaranmendsl impecf of  [Ancillany sendces see nol expacled 1o causs envirenmental
ancillary sanices lor recrealion and mpacd,
onaref devadnpmendy, such 8 smenfies
Do e vehicle parkig.
{ft Conzider the wewal impact of Some of the proptsed additional pirmitied ule are akaidy
development an fhe sumounding ees.  Joccumming on the s o in the surcuncing ama and do not
nequing {he deselopment of Bulky or substantial buikings. No
acerse visual impacts are axpected o resull from the Lipdated
Planning Proposal.

(12} Metropoblan siralegy
Puolicy: Devedopmenl should complemen the vision, goal, key pinciples and adion plan of fhe Melropolitan

The Metopolitan Stralagy s been considersd al Section 7.1.1 of Big raporl,
Sihedudy 1= Bams of por-Aberigng A sit visil was endertaken by GML Hertege to determing
Haviage whether ar nol these fems sl axisl on e sile, Their report is
= Famm bulding and fancs, par [P provided al Appendix F and is sumivansed al Section 8.4.1 of
G254, Edwards Roed, comer of Powels |his report.
Lane. Richmond Lowlends

0000 END OF REPORT Oo00
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