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There is a limited stock of available land to develop at the proposed density under the R5 zone,
particularly as there have been no significant rezonings of this type of land since the
implementation of LEP2010. A supply-demand analysis, provided as an attachment to this
planning proposal, has indicated a significant shortfall of appropriately zoned and serviced
rural “lifestyle” lots to meet ongoing demand and choice. ‘

The land has been the subject of various submissions to Council to alter the existing zoning
and density of development since 2006. Higher density development of the land would be a
natural and more efficient use of land resources within a connected local environment.

The boundaries of the proposed minimum lot size amendment have been determined based
on the following factors:

o Proximity and accessibility to existing urban services and facilities
Appropriate separation distance from the Kooringal Sewerage Treatment Plant (KSTP)
Land that would be available for large lot residential development in relation to existing
native vegetation cover

s Sufficient land area to allow for flexibility in lot design taking in account site
opportunities and constraints
Minimising overland stormwater flow impact

e Other land further south of this proposed minimum lot size boundary has increasing
limitations in respect of proximity to the KSTP, existing fragmentation and subdivision
pattern, other incompatible zonings (RU1), proximity to the existing creek, other
potential flooding impacts and extent of native vegetation cover.

Proximity to KSTP

Separation from the KSTP has taken into consideration the NSWPlanning “Guidelines for buffer
areas around sewage treatment (water pollution control) plants”. These guidelines generally
suggest a buffer area of at least 400 metres from STP’s, which may be varied depending on
local site conditions and meteorological data.

Predominant wind direction for this area is from W-WSW to E-ENE for over 40% of the year
(based on 5 year annual average data from BOM). The site is located in a N-NNW direction
from the KSTP which is subject to less than 8% wind direction impact. Within the separation
distance there is existing established tree cover that would assist in mitigating any potential
impact from odour drift from the KSTP.

In applying a general 400 metre buffer from the KSTP site boundary, the subject land is
partially within the buffer. However, the location of the land is in a lesser affected location
based on meteorological data. Also, the current tertiary upgrades of the STP have significantly
reduced potential impact on neighbouring receptors, particularly other dwellings that are
located closer to the plant than the subject site.

Proposed Minimum Lot Size

The 0.15 hectare minimum lot size has been chosen to allow flexibility in lot layout considering
site opportunities and constraints, and to optimize the management and use of available land
that is currently serviced by public infrastructure and accessible to existing local community
facilities. The proposed minimum lot size will also continue to maintain the rural character of
the local area by allowing sufficient land size to maintain and enhance natural vegetation
communities. The proposal will continue to achieve the R5 zone objectives by:

+ Providing residential housing in a rural setting while preserving, and minimising
impacts on, environmentally sensitive locations and scenic quality.

e Ensuring that large residential lots do not hinder the proper and orderly development
of urban areas in the future.

+ Ensuring that development in the area does not unreasonably increase the demand for
public services or public facilities.
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e Minimising conflict between land uses within this zone and land uses within adjoining
zones.

e Ensuring that the clearing of native vegetation is avoided or minimised as far as is
practicable.

The existing 2 hectare minimum lot size is inappropriate as it does not respond to or achieve
current Local Environmental Plan (LEP) aims and objectives, particulary in relation to
responding to opportunities that have arisen in the subsequent provision of urban
infrastructure and services in the local since the introduction of the original planning provisions
over the land. The current minimum lot size provisions are outdated and do not respond to
the current LEP aims of optimising the management and use of land and promoting sustainable
urban development.

3.1 Need for the planning proposal

3.1.1 Is the planning proposal a result of any strategic study or report?

The planning proposal is not the result of a local strategic study or report. However, it is
consistent with other relevant existing local strategic studies and reports, as discussed below.

A site specific strategic environmental analysis report has been prepared (see Attachment 1)
that provides further strategic justification for the proposal. This report has been prepared with
reference to other existing local strategic studies and demonstrates the proposal’s ability to
complement and assist in the delivery of relevant strategic land use directions for the City.

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

The planning proposal is considered to be the best means to achieve the objectives and
intended outcomes for the subject land. There is no zoning change proposed as the scale and
density of the proposed minimum lot size change is consistent with the objectives of the
existing R5 zoning that applies to the land.

The subject land is currently appropriately zoned as R5, given the surrounding development
and scale and character of the existing area. The minimum lot size proposed is appropriate for
the site and is not proposed as a wider precinct provision for other adjoining land at this stage
due to access and environmental constraints of those other adjoining and adjacent parcels of
land, including proximity to the KSTP.

3.2 Relationship to strategic planning framework

3.2,1 Is the planning proposal consistent with the objectives and actions of the
applicable regional, sub-regional or district plan or strategy (including any
exhibited draft plans or strategies)?

The proposal is consistent with the directions of relevant plans, including the NSW State Plan,
Premiers Priorities and Riverina Murray Regional Plan 2036.

The relevant goals outlined in the Riverina Murray Regional Plan 2036 include:

o Direction 22: Promote the growth of regional cities and local centres — increase the
supply of housing

s Direction 25: Build housing capacity to meet demand - single detached dwellings, with
some larger residential lots and rural lifestyle options. As the population grows and
changes, there will be demand for new housing and a greater variety of housing.
Making more housing available in existing urban areas will be more sustainable
because it takes advantage of existing infrastructure and services.
Direction 26: Provide greater housing choice
Direction 27: Manage rural residential development - identify suitable locations for
new rural residential development, to avoid fragmentation of productive agricultural
land, potential impacts on high environmental value assets, cultural and heritage
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assets or areas with important rural landscape values. Rural residential development
should not increase pressures on infrastructure and services and should be located on
land free from natural hazards.

Action 22.1 of Direction 22 refers to the coordination of infrastructure delivery across residential
and industrial land in regional cities. The subject land is connected to and within reticulation
networks for all essential urban infrastructure services. Servicing of additional allotments that
would be created from this proposal would be subject to current servicing policies and any
necessary admistrative amendments to those policies. Preliminary investigations indicate that
existing infrastructure would adequately accommodate the minor increase in allotments that
would potentially be created.

Action 25.2 of Direction 25 refers to the facilitation of increased housing choice, including
townhouses, villas and appartments in regional cities and locations close to existing services
and jobs. The proposal seeks to make more efficient use of land that is in within the urban
servicing network of the city and adjoining, or within close proximity to other existing
community services and employment areas. The size of allotments proposed will address a
shortfall in this sector of the land use residential capacity of the city and provide necessary and
suitable housing choice.

Action 26.7 of Direction 26 refers to promoting incentives to encourage greater housing
affordability, including a greater mix of housing in new release areas. The subject proposal will
provide additional large-lot residential land that will address a shortfall in this sector of the
landuse budget of the city. The current shortfall is resulting in increased prices for residential
zoned land across the city, which has an impact on housing prices generally across all housing
sectors.

In relation to Direction 27, the subject proposal supports this direction by:

e Protecting existing prime agricultural by focusing on land that has been previously
fragmented and not part of active prime agricultural production;

e Being located within an existing urban settlement area with access to existing
infrastructure and services including roads, water, electricity, gas, communications,
waste, social, recreational and community facilities;

e Avoiding landuse conflicts with productive agricultural land uses by being located
adjoining other general residential and rural residential land;

e Not impacting upon areas of high environmental value and cultural heritage
significance;

+ Not unduly increasing pressures on infrastructure and services as the proposed increase
in density is minimal and within known infrastructure capacity levels. See attached
engineers report verifying capacity analysis for sewer, stormwater and traffic networks
that service the subject area; and

* Not being located in any significant natural hazard area. The overland stormwater flows
highlighted on Council flood modelling maps indicate a very minimal flow depth of
between 20-50mm, which is within design considerations for residential development.
Other residential areas of the City currently exist with similar stormwater constraints
and have been established with minimal engineering solutions to avoid impacts on the
subject lands and wider local area.

Direction 27.1 refers to enabling new rural residential development only where it has been
identified in a local housing strategy prepared by Council and approved by the Department of
Planning and Environment. The land is currently zoned for rural residential development and
part of the existing rural residential strategy of the city. The proposal seeks to make more
efficient use of the land by creating additional rural residential allotments of suitable size and
adequately serviced by existing infrastructure. This type of infill development addresses the
landuse budget needs of the city without extending additional rural residential zoning beyond
the current city zoning limits.
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5.10 The prupusal is cunsistent wiun uns uirecuun vy ensuring the propusar auneves ielevant
Implementation of Goals/Directions of the Riverina Murray Regional Plan 2036, including those referring

Regional Plans to Efficient transport and infrastructure networks and Strong, connected and healthy
communities.

6.1 Approval and The proposal is consistent with this direction as it does not introduce any unnecessary

Referral provisions to the development assessment process.

Requirements

6.2 Reserving Land | The proposal is consistent with this direction as it does not create, alter or reduce
for Public Purposes existing zonings or reservations of land for public purposes.

6.3 Site Specific The proposal is generally consistent with this direction as it does not propose additional
Provisions permissible uses other than as exist under the current land zoning, rezone the land or
introduce any other development standards in additional to those that are already
contained in the LEP.

The site specific minimum lot size change is a minor inconsistency, as the existing
zoning will remain unchanged and the proposal will achieve the objectives of that zone.

3.3 Environmental, Social and Economic Impact

3.3.1 Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of
the proposal?

OEH mapping indicates that there is no critical habitat or threatened species, populations or
ecological communities, or their habitats located on the site that are likely to be significantly
affected as a result of this proposal, as shown in the relevant mapping included in the
attachments to this proposal.

However, the subject land does contain scattered native vegetation including small stands of
box-gum woodland (mainly yellow box), which are an Endangered Ecological Community under
the Biodiversity Conservation Act 2016. Any proposed clearing of this vegetation would require
the concurrence of NSW Office of Environment and Heritage (OEH).

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

There are no significant environmental effects anticipated as a result of the planning proposal
(see further discussion and detail in Attachment 1). LEP2010 mapping indicates that sensitive
areas for biodiversity are contained within the subject land as identified in the figures contained
in the attachments.

The subject land is located within Council’s Biocertification Area and consideration of potential
adverse impacts of this land have been previously considered by Council in the drafting of the
current LEP. The land has been historically cleared for limited agricultural uses and hobby
farming activities during post European settlement times.

The site is not identified as subject to flooding or bushfire hazards, as indicated on Council’s
online mapping. Overland stormwater flows are minor and would be subject to appropriate
engineering design solutions at time of considering development of the land.

The subject land is located approximately 6.5km from Wagga Airport. Obstacle limitation (OLS)
and noise affectation contours (ANEF) indicate negligible impact to the subject land.

There are no known items or places of European or Aboriginal cultural heritage located within
proximity to the subject site.

In determining the likelihood of contamination, it is understood that the subject land has been
historically utilized for limited agricultural activity, prior to being subdivided for rural residential
use. There is no obvious evidence of soil contamination over the subject land.
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3.3.3 Has the planning proposal adequately addressed any social and economic effects?

The proposal will contribute to building community in the local area, building stronger
connections with established infrastructure including schools, neighbourhood centres and
transportation networks.

A supply-demand analysis was undertaken to ascertain that creation of additional lots were
warranted under current land development conditions (see further discussion and details
attached). Available data indicated that progressing the planning proposal will meet a justifiable
need for this type of land development and help balance the current land supply/value
equation. Development of this land will also contribute positively to the local construction
industry through employment and supply of materials. Higher density settlement of area will
also make more economic use of valuable resources and services, also contributing to ongoing
income generation for local businesses and public agencies.

Social and economic effects of the proposal have been adequately addressed.

3.4 State and Commonwealth Interests

3.4.1 Is there adequate public infrastructure for the planning proposal?

There is adequate public infrastructure to support the outcomes of the planning proposal, as
indicated on the attached infrastructure mapping, service capacity report and engineers report.
The nature of the development will result in more efficient use of existing infrastructure services
currently established adjacent to and nearby the site.

The subject site is within the existing Stormwater DSP. Any future development would be
subject to relevant developer servicing requirements for drainage including contributions as
tabled. The attached engineers report confirms that stormwater across the subject land can
be satisfactorily managed under a higher density development environment.

The subject site is shown on the existing Sewer DSP as serviced by existing mains, however
the relevant contributions overlay does not extend over the site. The site is included in the city
sewer reticulation network, however, for contributions to be levied on future development, the
DSP would require appropriate amendment.

The attached engineers report confirms that existing sewer infrastructure in the locality will
enable development of the land and augmentation of services by way of a revised pumping
system and rising main connection to the existing gravity main in Kooringal Road.

In relation to traffic management, the additional traffic flows generated by this proposal will be
adequately accommodated within the existing public road environment, including the current
arrangements with the Kooringal Road/Vincent Road intersection. No direct vehicular access
will be available to new allotments with frontage to Kooringal Road. All vehicular access and
egress arrangements will be established via a common internal road (either public or private).
Appropriate intersection treatments can be established within both the Kooringal Road and
Vincent Road reserves to ensure safe access and egress to the development area.

Other infrastructure networks and services, including public transport/school bus, waste
management/recycling, health, education, emergency, mail and other community services are
are established in the local area and accessible to the subject site.

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

The views of State and Commonwealth public authorities will be sought following the issue of
a Gateway determination on this matter.

The planning proposal seeks to amend the following map:

e Lot Size Map - LSZ_004F
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Community consultation will be undertaken in accordance with relevant sections of the Act and
Regulations. In addition, the Gateway determination will confirm the extent and nature of
community consultation to be undertaken for the purposes of this proposal.

Following lodgement of the planning proposal, Council will develop a project timeline
including Council acceptance, Gateway determination, public exhibition, reporting, Ministerial
(or delegated) approval and implementation.
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The planning proposal has been subject to a strategic environmental analysis to ensure the
proposal has strategic merit when measured against State, Regional and Local plans and
strategies.

Al.1 The Subject Land & Locality

The subject land involves Lot 1 DP653241 & Part Lot 1 DP219692, 6 Vincent Road, and Lot 2
DP1009360, 531 Kooringal Road Lake Albert as shown below.
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Figure A1-5: Extract of DP219692 (Source: WWCC GIS 2017)
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Figure A1-6: Extracts from DP653241 & DP1009360 (Source: WWCC GIS 2017)

Total site area of all lots is 7.2 hectares, however, the subject land zoned R5 comprises
approximately 4.6 hectares only.

The land is located on the eastern edge of the current City urban area, approximately 5.6
kilometres by road southeast of the Wagga Wagga CBD, as indicated in the figure below.
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s Direction 22: Promote the growth of regional cities and local centres — increase the
supply of housing

s Direction 25: Build housing capacity to meet demand - single detached dwellings, with
some larger residential lots and rural lifestyle options. As the population grows and
changes, there will be demand for new housing and a greater variety of housing. Making
more housing available in existing urban areas will be more sustainable because it takes
advantage of existing infrastructure and services.
Direction 26: Provide greater housing choice
Direction 27: Manage rural residential development - identify suitable locations for new
rural residential development, to avoid fragmentation of productive agricultural land,
potential impacts on high environmental value assets, cultural and heritage assets or
areas with important rural landscape values. Rural residential development should not
increase pressures on infrastructure and services and should be located on land free
from natural hazards.

In relation to Direction 27, the subject proposal supports this direction by:

e Protecting existing prime agricultural by focusing on land that has been previously
fragmented and not part of active prime agricultural production;

e Being located within an existing urban settlement area with access to existing
infrastructure and services including roads, water, electricity, gas, communications,
waste, social, recreational and community facilities;

e Avoids landuse confticts with productive agricultural land uses by being located
adjoining other general residential and rural residential land; and

¢ Does not impact upon areas of high environmental value and cultural heritage
significance

In relation to Wagga Wagga City in general, the regional plan notes, as a priority, to increase
the range of housing options within the existing urban area. The subject land is located within
the existing urban area and essential infrastructure service catchments.

Wagga Wagga Community Strategic Plan 2040:

The Community Strategic Plan paints a picture of what the local community want the future to
look like. The plan aligns with the NSW Premier’s Priorities. In relation to the key strategic
direction for the environment, the proposal is consistent with the targeted outcomes of:

e Sustainable urban development - by ensuring planned development, considering
environmental impacts, ensuring availability of appropriate infrastructure and services
and enabling innovation in primary production landuse and lifestyle choices.

e Housing that suits our needs - by providing an alternative range of housing choice and
living lifestyles.

Spatial Plan 2013-2043
The purpose of Wagga Wagga Spatial Plan 2013-2043 is:

...... to provide clear strategic indicators for the development of Wagga Wagga over the next 30 years and
beyond, but with the filexibility required to respond to change. It is the key strategic planning document for
informing and managing urban growth and change.”

The planning proposal is also consistent with this plan by addressing key goals and directions
including:

Goals: « We have opportunities and places for connection. ¢ We are a community that is
informed and involved in decisions impacting us. ¢ We live in a safe community ¢ We ook
after and enhance our natural environment. e We are happy with our standard of living. e
Our community grows. e We plan for resilient and sustainable built environments.

Directions: » We use sports, recreation, arts and leisure as ways of staying connected. o We
protect our heritage to keep what was. ¢ We have a variety of transport options.  We are
provided the opportunity to be involved with decisions impacting us. « We improve the
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The subject land is located within the “Urban Containment Line” as indicated within the Draft
Strategy, satisfying the overall objective of Planning Sustainable Growth. It is also located
within the Lake Albert, Tatton Precinct as identified in the Draft Strategy (see figure below).
The strategic statement for the Lake Albert, Tatton Precinct has been defined as providing “a
mixture of low density and rural lifestyle housing. The Lake will continue to be a popular
recreation area. The precinct will continue to be an attractive area and will benefit from:

¢ A small amount of additional rural lifestyle lots that maintain and preserve the rural lifestyle
character

Improvements to connectivity and playgrounds

Better use of Lake Albert to provide commercial opportunities

Promotion of Lake Albert

Green street planting

Small scale development

Improving corridors and connectivity

Development of Rawlings Park as a major regional event facility for soccer
Street tree planting

Additional water stations

The local area has the following key characteristics as identified in the draft Strategy:

Primary and secondary schools

Childcare centre, playgroup and preschool
Local shopping centre

Sewerage treatment plant

Low density housing

Rural lifestyle lots

Seniors living

Golf course and club

Boat club

Medical centre

Aged care facilities

Lake and boat ramps

Walking track and fitness equipment
Cemetery

Sports ovals and playgrounds

Dog park

Scout hall

Wiradjuri Walking Track and Willans Hill reserve
Vegetated boulevard

The development of the subject land in accordance with the objectives of this planning proposal
will assist in achieving the identified outcomes of the draft strategy. The proposal has strategic
merit and is consistent with the intent of efficiently utilising available, serviceable land and
avoiding further expansion of the urban footprint of the City. The proposal will facilitate infill
large residential lots that will complement the existing character and emerging subdivision
pattern of the area.

The land is located at the northern boundary of this precinct and is located close to existing
urban facilicities and services in Kooringal, including shopping centre, schools, parks, medical
centres and transport networks. The site has direct access along its Kooringal Road frontage
to the city cycleway/walkway network.
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ensure the creation of at least 300 — 350 dwelling lots per year, including a mix of allotment
sizes to cater for lifestyle choices appropriate for a regional centre. In addition, recent
announcements by Federal & State agencies are encouraging Wagga Wagga to aim for higher
growth rates to enable the city to accommodate 100,000 within the same time frame, thereby
raising the volume of new allotments to be created each year.

Rural lifestyle lots are a legitimate part of a sustainable residential lifestyle mix. Historic
research indicates that an appropriate component of rural lifestyle lots to satisfy legitimate
demand would be between 12-15% of residential dwelling lots. This suggests an annual
creation of up to 50 vacant serviced lots per year.

Best practice guidelines for rural residential land supply recommend regional centres to aim for
at least 10 years supply of appropriately zoned land to meet expected demand.

The attached Rural Residential Land Use Analysis Report outlines the rural residential land
supply across the city. This report demonstrates that there is a significant shortfall in the
current supply of rural residential land. The planning proposal seeks to provide rural residential
land to increase the supply of this land use type and support the growth of the city in
accordance with Council’s Strategic planning documents and policies.

Al1.3 Environmental Context

A1.3.1 Agricultural Land Quality

The agricultural suitability of the subject land is predominantly Class 2.
Class 2 Land is defined by NSW Agriculture (Agfact AC.25, 2002) as:

Arable land suitable for regular cultivation for crops but not suited to continuous cultivation.
It has a 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.

The land is not used for primary production activities and is unlikely to be used for any
commercial agricultural activities due to its proximity to urban land uses and fragmented nature
of the surrounding subdivision pattern.

A1.3.2 Flora/Fauna and Threatened Species

The local environment has been significantly modified through historic land clearing practices.
The subject land contains scattered native vegetation including small stands of box-gum
woodland (mainly yellow box), which are an Endangered Ecological Community under the
Biodiversity Conservation Act 2016. Any proposed clearing of this vegetation would require
the concurrence of NSW Office of Environment and Heritage (OEH). Council environmental
sensitive land mapping does not indicate the total extent of existing native vegetation over
the land.

Future subdivision patterns would be required to minimise the removal of native vegetation
where possible and in concurrence with OEH. In situations where removal is unavoidable,
offset planting arrangements may be considered in appropriate areas on the subject land. Any
development proposal wouid require a biodiversity impact assessment report taking into
consideration matters discussed above.

Other vegetation on the site is the result of landscaping or cultivation as a result of residential
and hobby farm activities.

OEH Mapping indicates there are no threatened species located on or within close proximity to
the subject land (see figure below).
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The current Wagga Wagga Airport Masterplan provides OLS and ANEF conditions for both
existing and envisaged future operations of the airport. It is highly unlikely that any building
development on the subject land will have any impact on the OLS limitations of the airport
operation, now or in the future.

ANEF contours were modelled on various scenarios for both existing and ultimate capacity
operation of the airport. The modelling indicates that the subject site is not negatively
impacted by noise from aircraft operation during both existing and future capacity scenarios
of the airport.

Proximity to KSTP

Separation from the KSTP has taken into consideration the NSWPlanning “Guidelines for buffer
areas around sewage treatment (water pollution control) plants”. These guidelines generally
suggest a buffer area of at least 400 metres from STP’s, which may be varied depending on
local site conditions and meteorological data.

Predominant wind direction for this area is from W-WSW to E-ENE for over 40% of the year
(based on 5 year annual average data from BOM). The site is located in a N-NNW direction
from the KSTP which is subject to less than 8% wind direction impact. Within the separation
distance there are existing established tree cover that would assist in mitigating any potential
impact from odour drift from the KSTP.

In applying a general 400 metre buffer from the KSTP site boundary (see Figure A1-16 above),
the subject land is partially within the buffer. However, the location of the land is in a lesser
affected location based on meteorological data. Also, the current tertiary upgrades of the STP
have significantly reduced potential impact on neighbouring receptors, particularly other
dwellings that are located closer to the plant than the subject site.

Al.4 Infrastructure & Essential Services

A summary of the servicing arrangements available to the site is provided below.
Investigations confirm that public infrastructure and services are available to the site and may
be established to adequately service the proposed development in a coordinated manner. See
attached engineers reports on traffic, sewer and stormwater management for the proposal.

Al1.4.1 Sewer/Effluent Disposal

The nearest sewer reticulation line is shown in the figure below, located on the southern
boundary of the site. Any future residential lots will be able to connect to this sewer
infrastructure.

rFigure Al-4£39: LXIStiNg SEwer Keticuiauion Network (>ource: ww=uUCU/AF £ZUl/)
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A1.4.9 Postal Services

Australia Post provides postal services to the area. The site has access to those services.

Al1.5 Precinct Considerations

There are several precinct elements relevant to the subject land and planning proposal that
have been considered, including:

General subdivision patterns in the local and surrounding area

Emerging subdivision pattern and local character attributes

Proximity to essential services

Lot usage and existing built improvements

Ensuring efficient use of limited land resources and essential infrastructure

uhwne

In considering the above, an appropriate minimum size for the land is suggested to be 0.15
hectares. A minimum lot size of 0.15 hectares will provide sufficient site area for large lot
residential activities, make best use of available land and existing infrastructure, whilst
contributing to the amenity and character of a large lot rural residential setting.

The boundaries of the proposed minimum lot size amendment have been determined based
on the following factors:

Proximity and accessibility to existing urban services and facilities
Appropriate separation distance from the Kooringal Sewerage Treatment Plant (KSTP)
Land that would be available for large lot residential development in relation to existing
native vegetation cover

¢ Sufficient land area to allow for flexibility in lot design taking in account site
opportunities and constraints
Minimising overland stormwater flow impact
Other land further south of this proposed minimum lot size boundary has increasing
limitations in respect of proximity to the KSTP, existing fragmentation and subdivision
pattern, other incompatible zonings (RU1), proximity to the existing creek, other
potential flooding impacts and extent of native vegetation cover.

A wider planning proposal boundary serves no practical purpose at this stage, based on the
above opportunities and contraints.

The consideration of a wider precinct boundary for rezoning or density proposals are best dealt
with when Council conducts a major review of the LEP. The subject proposal is considered an
interim adjustment to the existing LEP to address immediate opportunities for more efficient
use of the land in context with site attributes and surrounding rural lifestyle character.

A1.6 Conclusion

The strategic environmental analysis demonstrates that the proposal has strategic merit and
is consistent with respective local strategic planning documents, land use and environmental
planning data. The proposal will align with the city wide objectives of efficiently utilising
available, serviceable land and avoiding further expansion of the urban footprint of the City.
The proposal will also facilitate infill large residential lots that will contribute to the local urban
character and assist in meeting the city-wide land use budget for this form of lifestyle living.
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Rural Residential Supply and Demand Report - November 2017
RU2, RU4 and R5 Zones, Wagga Wagga

The following report analyses the current status of rural residential land supply and demand across
Wagga Wagga LGA. The information below comprises of land use data collected by Council in 2001
and an updated independent analysis in 2017 by Salvestro Planning.

The Council GIS system was used to inform the data, using a combination of aerial photographs and
DA history to determine the vacant status of parcels of land. This data was used to compare against
the 2001 data to determine land take up trends and the remaining land stocks of the city to help
inform planning proposals located in rural residential settings and areas.

Population Growth, Future Demand & Residential Landuse Mix:
Wagga Wagga'’s current population of 65,000 is expected to grow beyond 80,000 by 2036 based on

expected growth rates. To accommodate this growth, the City needs to sustainably ensure the
creation of at least 300 - 350 dwelling lots per year, including a mix of allotment sizes to cater for
lifestyle choices appropriate for a regional centre.

Rural lifestyle lots are a legitimate part of a sustainable residential lifestyle mix. Historic research
indicates that an appropriate component of rural lifestyle lots to satisfy legitimate demand would be
between 12-15% of residential dwelling lots. This suggests an annual creation of up to 50 vacant,
serviced rural residential lots per year.

Best practice guidelines for rural residential land supply recommend regional centres to aim for at
least 10 years supply of appropriately zoned land to meet expected demand.

The following sections will firstly examine the available supply, expressed in available vacant lots
and potential, future lots, and then the demand for these rural residential type lots. The report will
then compare these results against historical land supply surveys and draw conclusions and make
recommendations based on this comparison.

R5 - Large Lot Residential - Supply Analysis:

R5 zoned land is provided in five main areas across the city, covering approximately 2600 hectares,
including land at San Isidore, Cartwrights Hill, Springvale, Lake Albert and Gumly Gumly areas, as
shown on the map extract below. There are also zoned small parcels of land located in Estella,
Gobbagumbalin, Boorooma, Moorong (River Road) and Tatton.

Rural Residential Land Supply Report (SP) Rev1.0- Nov2017
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1. INTRODUCTION

Lance Ryan Consulting Engineers have been engaged by Salvestro Planning to prepare a concept Traffic
Management Report for a proposed development at Lot 1 DP 219692, Lot 1 DP 653341 and Lot 2 DP
1009360. The site is located on the south east side of the intersection of Vincent Road and Kooringal
Road Wagga Wagga

It is proposed to subdivide the subject land into lots of 1500 sq.m size. This equates to approximately 12
lots on Lot1 DP 219692 and Lot 1 DP 1009360 and 12 lots on Lot 1 DP 653341.

It is proposed to provide a new access road off both Kooringal Road and Vincent to provide access to the
proposed new lots. Lots fronting Vincent Road could also be serviced by concrete driveways.

2. EXISTING CONDITIONS

Lot1 DP 219692 is bound by both Kooringal Road and Vincent Road. Lot 1 DP 653341and Lot 2
DP1009360 front Kooringal Road.

The existing intersection of Kooringal Road and Vincent Road is a CHR / AUL intersection. The
intersection of Kooringal Road and Kulgoa Street is effectively a BAR / BAL intersection. Adjacent to
Kulgoa Street, Kooringal Road has a 9.5m wide carriageway. The southbound lane is a single lane and
the northbound lane is 6m wide with a 3.0m wide travel lane and a 3.0m widening to the kerb and gutter.
Vincent Road is 7m wide with 1 x 3.5m travel lane in both directions. Sight distance on both Kooringal
Road and Vincent Road is satisfactory in both directions for the posted speed limits. Kooringal Road is
60km/hr and Vincent Road is 60km/hr changing to 80km/hr approximately 200m east of the intersection
with Kooringal Road.

Kooringal Road currently has approximately 6000 average daily count near the Equex Centre. Being
conservative and assuming a 12 hour period this equates to 500 veh/hr.

Lance Ryan Consulting Engineers
November 2018 traffic management.docx

Page 2



TRAFFIC MANAGEMENT

/A |/ : REPORT
Lﬁ II ti@E: Lot 1 DP 219692

Lot 1 DP 653241
Lance Ryan Consulting Engineers Lot 2 DP 1009360
Vincent Road
Kooringal Road
Wagga Wagga

3. PROPOSED CONDITIONS

The proposed intersections of the new access roads with Kooringal Road and Vincent Road will need
widening of both Kooringal Road and Vincent Road.

Based on traffic generations of 10 vehicles per day per lot this will equate to 120 vehicles per day
generated at both the new Kooringal and Vincent Road intersections. This is equivalent to 12 vehicles
per hour assuming a 12 hour period. From the Ausroads guide Figure 4.9 the Kooringal Road
intersection will need to be a CHR(S) and AUL(S) intersection and Vincent Road a BAR / BAL
intersection.

Kooringal Road is currently 6m wide for northbound traffic and this is wide enough to accommodate a
CHR(S). The road reserve is also wide enough to accommodate an AUL(S) treatment. The location of
the Kooringal Road / Kulgoa Street intersection will need to be taken into account when locating the new
intersection off Kooringal Road. Councils Engineering Guidelines recommends a minimum centerline
spacing of 50m in urban areas. It also requests a minimum distance of 2 times the stopping sight
distance for the through road. For 60km/hr on Kooringal Road this equates to 128m. 128m cannot be
achieved north of Kulgoa Street as this would place it at the Vincent Road intersection. South of Kulgoa
Street places it in the lot south of Lot 2 DP1009360.

Vincent Road has a wide road reserve and can easily accommodate a BAR /BAL intersection treatment
with satisfactory sight distance in both directions.

The internal roads will either be private or public roads and can designed to accommodate the turning
manoeuvre of a 19m semi-trailer to enter and exit the site in a forward directions.

Kooringal Road currently has about 6000 veh / day. With the new development consisting of about 24
lots generating 10 movements per day this equates to 240 veh / day. Adopting all movements will use
Kooringal Road this is an increase of only 4% which Kooringal Road can easily handle. Traffic counts
were not provided at the time of writing this report for Vincent Road but assuming only 12 lots use Vincent
Road this equates to 120 veh/day. Also assuming that Vincent Road has half the traffic of Kooringal
Road this would also be an increase of only 4%.
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1. INTRODUCTION

Lance Ryan Consulting Engineers have been engaged by Salvestro Planning to prepare a concept
stormwater and sewer report for a proposed development at Lot 1 DP 219692, Lot 1 DP 653341 and Lot
2 DP 1009360. The site is located on the south east side of the intersection of Vincent Road and
Kooringal Road Wagga Wagga

It is proposed to subdivide the subject land into lots of 1500 sq.m size. This equates to approximately 12
lots on Lot1 DP 219692 and Lot 1 DP 1009360 and 12 lots on Lot 1 DP 653341.

2. EXISTING CONDITIONS

Lot1 DP 219692 is bound by both Kooringal Road and Vincent Road. Lot 1 DP 653341and Lot 2
DP1009360 front Kooringal Road.

The existing site falls away from Kooringal Road with a natural low point adjacent to Vincent Road
approximately 200m east of the intersection of Vincent Road and Kooringal Road. Refer to the
stormwater plan and sewer plan in Appendix B and Appendix C showing existing contours. These
contours have been plotted from Wagga Wagga City Council Inframaps.

The existing Wagga Wagga City Council sewer infrastructure is located on the western side of Kooringal
Road. The existing properties on the subject land have their sewer pumped to this infrastructure.

3. PROPOSED STORMWATER

The development of the subject into lots of approximately 1500sq.m will increase the hardstand areas of
the land and thus increase the volume and peak discharge of stormwater runoff. It is common practice to
reduce the peak flows from new developments to the pre-developed conditions. In order to achieve this
each lot will be provided with a small retention structure. The structures will be either a small depression
or a small bunding bank. Each lot will also have bunding banks to prevent runoff entering adjacent lots.

The retention structures will discharge to the naturally forming low point in Vincent Road. To get to
Vincent road the runoff will be carried by either the table drains formed in the new access roads or by
underground pipes that will be located in a 3m wide easement.

Because the volume of runoff (not the peak runoff) will be increased the existing table drain on the south
side of Vincent Road will be upgraded to direct runoff in an easterly direction towards the existing water
course located approximately 500m east of the intersection of Vincent Road and Kooringal Road.

The existing land is subject to small depths of overland flow. Refer to Appendix A for these depths. This
information was provided by Wagga Wagga City Council. These depths are only 0.02m to 0.05m in
depth. All new buildings will be required to be built a minimum 500mm above the overland flow depth.
Existing overland flow from Kooringal Road that enters the site can be catered for via swales and or
bunding. The swales / bunds can direct this runoff into the table drains formed for the new access roads.
This will keep the overland flow from entering into the retention structures created for each new lot.

4. PROPOSED SEWER
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The nearest existing gravity sewer infrastructure is located on the western side of Kooringal Road. In
order to access this infrastructure a sewer pump station will need to be constructed as part of the
development. All lots created as part of the development will gravity feed to the pump station. The pump
station will have a 63 diameter rising main that will discharge into the existing infrastructure on the
western side of Kooringal Road.

From Council information there is a 225 diameter sewer main discharging from a manhole located in the
open space area south of Kulgoa Street.

It is beyond the scope of this report to investigate the capacity of the entire existing downstream Council
sewer network to cater for this development. However because the development will be catered for by a
sewer pump station the flows out of the pump station can be controlled. This would enable discharge
from the pump station to be limited to small flows so that the effect on the existing downstream sewer
network is minimal. The number of lots to be created and service by the pump station is estimated at only
24 so the total sewer flow generated is relatively small. The sewer pump station could be designed to
pump outflows at non peak times to also reduce the effect on the existing sewer network.
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Planning proposal

Project specific: dated 18.12.2018 Audit No: 18.004
531 Kooringal Road
Wagga Wagga 265(

On behalf of:
Robert Chambers
Dianne Chambers I.» Lot No.2  Plan No: 009360

PART 1 - OBJECTIVES OR INTENDED OUTCOMES

The objectives ong with the intended outcomes, of the planning proposal is to amend the minimum
lot size, from 2 ato 0.15Ha for the above nominated Lot.

Exhibit A - the ¢  sting lot identified showing existing residence and road access.
-speci“* lot location and specifics id

Exhibit B - LID . _port -identifying particulars -of the said Lot

Exhibit C -Survey --showing -right of carriage way -to be removed form title
-propreed central road to be used in-lieu of,

Exhibit D -the e sting LGA minimum lot size being 2Ha, to be changed to .15SHA

Exhibit E -Prop ed survey layout .
-indic...ing proposed central road layout
-Ten (10) in number resulting lot sizes and dimensions.
-acce-~*bility for services

Exhibit F -Illus tes the -logic -truth -reason as to the defined arear being ideal for extended
resid tial lot to the said area.

-worthy of supporting relevant to the proximity to an existing residential area and the
services available.

PART 2 - EXPLANATION OF THE PROVISIONS

The proposed . atcome will be achieved by amending the Wagga Wagga LGA map* minimum Lot
Size as stated, "iowing the minimum Lot Size to LGA map, revised to 0.15 Ha on the said Lot.

There is no pr.  osed revision for the actual LEP itself, only the map reference of 2Ha. to .15 Ha

Please refer to i€ process involved from the pre planning meeting, attached.
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PART 3 JUSTIFICATION

Section A — Need for the planning proposal

1.Is the planning proposal a result of any strategic study or report?

The planning proposal is not a result of a thorough study or report other than this article,
as no major restrictions are foreseen. Further to the previous pre-submission meeting.

The only possibility as discussed was overland flooding not being relevant to this application. As
it is not relevant, nor does it cause restriction on traffic flow!

The only other matter discussed was the KSTP, which prior to the WWCC spending several
million dollars on an upgrade, could not now be considered a restriction.

The strength of the proposal is to make somewhat of a greenfield suite of a property, that is zoned
RS residential, there is no intent to revise the zoning from RS -residential.
The intent is to achieve ten (10) Lots within the current confines of the existing lot, being only one

1. Lot, very much underutilised as is It is something considered a much needed.
Project Lots as proposed being in the order of O. 15Ha are very much needed* as such Lot size
are a scarcity in IWVCC LGA, yet very much desired relevant to current trends.

A community awareness is being demonstrated here by not proposing 800 square metre blocks or
even less that is referred to as 'match box’ development. As proposed, even though Wagga Wagga,
is the largest inland city in new South Wales, it will always be of a country environment come
atmosphere, hence there is a need for something more than a 'match box'. Hence the intent for this
proposal is most desirable and has been given constructive and considerable thought, it is
suggested this will be an ideal way of enclosing the suburb of Kooringal and utilising the services
and businesses that are well established (some thirty-two (32) in number) in the immediate area,

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

Revising the minimum lot size to achieve ten blocks instead of a non-utilised land mass of one (I)
single residence considered of great gain to the immediate area and Wagga Wagga in general.

Section B — Relationship to strategic planning framework

3. is the planning proposal consistent with the objectives and actions contained within the
applicable regional or sub-regional strategy?

Yes -also the State Government*s policy on such matter

a) Does the proposal have strategic merit?
One would hardly consider the submission of a strategic nature, that was the consideration
some sixty years ago.

It is more of a tactical consideration as times have changed particularly in life styles.

The property is no longer viable for farming activities what so ever.

However, within the site limits needed, currently reasonable size blocks to cater for what
people desire these days, as opposed to sixty years ago.

Houses are becoming much larger and as such, 1500 square metre blocks are much needed and
in short supply.
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That can cater for the lifestyle of what 'can be' and 'should be'.

1.2 Protect important agricultural land identified in the regional agricultural
development strategy from land use conflict and fragmentation and manage the
interface between important agricultural lands and other land uses.

As proposed such matters of important agricultural land is not a consideration and could not be
considered as such.

As to conflict and fragmentation is not a consideration, as it will make available much needed
larger size block that would be most suitable to a current life style, as to the size and quality of
homes that are being built in Wagga Wagga!

b) Does the proposal have site specific merit?

The strength of that argued here, the merit, is in utilising a development that was planned and
developed in the 'past' and to this day it remains in the 'past’.

Due to the very location of such being on the fringe of a major suburb of Wagga Wagga, known
as Kooringal, that is to the West. Only a stones trough from facilities that provides all the
services that could possibly be required, some thirty-two (32) in total

Schools -doctor's surgery -shops -hotels -sports ground -you name it is there.

Is the proposal consistent with a council's local strategy or other local strategic plan?
Community Strategic Plan 2040 Wagga View

Objective: We plan for the growth of the city

The planning proposal will enable the use of an existing parcel of land that has been overlooked
for many years and as times change so do people's needs.

A development such as that propose will cater for much needed sizable blocks, due to the nature
and location of that proposed. That could only be considered an asset to the city of Wagga Wagga.

The planning proposal provides an additional semi-rural lifestyle across the road from the suburb
of Kooringal, that is much need. A Wagga Wagga in general is not supplying much needed larger
blocks that are most desirable as citizens are calling out for such.

Spatial Plan 2013 - 2043

The Planning Proposal is consistent with the following objectives of Council's Spatial Plan 2013
— 2043:

Accommodating population growth through adequate supplies of well planned residential,
industrial and business land, providing a variety of housing options to achieve housing choice and
affordability.

The planning proposal will facilitate the development of ten dwellings on an existing parcel,
providing an additional semi-rural, lifestyle, housing option within proximity to the city as
opposed to one (1) dwelling that exists.
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5. Isthe plan ng proposal consistent with applicable State Environmental Planning Policy

01 Tt~ planning proposal is consistent with the SEPP.

al It will not cause fragmentation as such

a02 It will simply provide ten (10) parcels of land instead of one

a™” Whilst retaining the R5 zoning as already exists.

al  Inreal terms it will increase the usability, allowing more places of residence

he planning proposal consistent with applicable Ministerial Directions ($9.1
Directions)? State Environmental Planning Policy No. 55 —
Remediation of Land.

minimum lot size will change from 2Ha to 0.15 Ha only.

6. Thet osal is consistent with the relevant state environmental planning policies,
a0l F er to a site inspection such matters as contamination is considered not relevant.
( Precinct,
a0l  This is all about the possibility and probability that are relevant.
a02  Itis agreed that a precinct consideration is relevant.
a03 However due to that which has evolved over many years is a
limitation on that possible and that practical.
a04 Being the age of the owners of the relevant lots involved,
the consideration is based on the very nature of that which has happened
some time ago, one cannot change the past but can prepare for the
future.
a05 By considering this a futuristic proposal most beneficial to the
community, that is not an immediate precinct possibility but can be
planned for as such, progressively
a06 The consideration is the age of the owners of the adjoining land to the
south.
a07 That being, as they the existing owners get to the stage of needing
permanent care is when it all will happen, that is relevant a precinct.
a08 The said lot and the lot next to 231. Kooringal road, to the North, should

the basis of and the starting point for a precinct development.

Section C Ervironmental, Social and Economic impact

7. Istherea -likelihood that critical habitat or threatened species, populations or ecological
communi s, or their habitats, will be adversely affected as a result of the proposal?

a00 M

i1 There will be no real impact other than ten (10) residence in-lieu of one (1)

nothing else will change.
2 Nor is there a consideration as to habitat, species population nor the ecology at to

environmental and environ matters.

8. Arether ny other likely environmental effects as a result of the planning proposal and
how are :y proposed to be managed?
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01 Flooding Considered not relevant.
There * 3s been talk of over land flooding.

We rely on the attachment that illustrates such is not relevant

02 Bushfire
Considered not relevant.
"7 Such is not indicated on any such article within the WWCC

9. How ha he planning proposal adequately addressed any social and economic effects?
By relyi _ on the state government’s own policy by utilising no productive land relevant to
the bene““s of residential development.

The agric ture and land values have been given due consideration and found to be not
relevant hen it comes to this proposal.
The said vlock has not been used for farming activities / benefits in many years other than
to run a few sheep occasionally.
It is considered a non-event, when it comes the farming productivity and agricultural land
Worth f-- varying and several reasons.

Section D — State and Commonwealth interest
9. Is there adequate public infrastructure for the planning proposal?

a00 There is adequate infrastructure to service the additional dwelling that would be a result of the
[ *~nning proposal.

FOOTNOTE

From a title sea 1, the said Lot has one restriction being a 'right of way' placed along the southern boundary.

The parties in. ulved have agreed to remove same and use the proposed road as illustrated on the
drawings gran**1g access across Lot 5 in the north / east comer of that proposed.

Prepared by: >gan john j. ’%@A

Dated: 3.12.2018 Mobile: 0428 162 762 eMail
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Proposal planning

List -check

relevant com_ying

[x] yes[ Ino [x]y-s[ ] no

[ 1yes[ Imo [ 1y [ ]no -authorities opinion
[x] yes[ ]mo [x]y 5[ I no

[ lyes[ Imo [ ]y [ ] no -authorities opinion
[x] yes[ Jmo [x]y [ Imo

[1yes[ Imo [ ]y [ ] no -authorities opinion

[Xx] yes[ | no [x] yes[ ] no
[ 1yes[ | mo [ ]yes[ ] no -authorities opinion

[x] yes[ Imo [x]y~~[ ] no
[ lyes[ Imo [ ]y [ ] no -authorities opinion

[x]yes[ ]mo [x]y s[ | mo
[ 1yes[ ]mo [ ]y [ ] no -authorities opinion

[Xlyes[ ]mo [x]y 5[ | no
[ lyes[ Imo [ ]y [ ] no -authorities opinion

[xI yes [ ]no [x] yes[ ] no

[ 1yes[ | mo [ ]yes[ ] no -authorities opinion
[XI yes[ ] no [x]y [ ] no

[ Jyes[ Ino [ ]y [ ] no -authorities opinion

[x] yes [x] no [x] y~~[ ] no
[ 1yes[ Ino [ ]y [ ]no -authorities opinion

[?] yes [x] mo [?2]y [ ]mo
[ lyes[ ]mo [ ]y [ ]no -authorities opinion
[x]yes[ Imo [x]y [ ]mo

[ 1yes[ ]1mo [ ]y~ [ ] no -authorities opinion

Project management digital AGE!

Project specific:
531 Kooringal Road

Wagga Wagga. 2650
New South Wales
LotNo.; 2

DP: 1009360

00 Required for all proposals
a0l Objectives -intended outcomes

a02 Mapping -current and proposed

a03 Community consultation

-considered on a case by case basis!

01 Strategic planning context:

a0l  Consistent with the relevant regional plan
district plan, or corridor /precinct plans
applying to the site

a02 Consistent with a relevant local council
strategy that has been endorsed by the
Department

a03  Responding to the change in circumstances,
such as the investment in new infrastructure
or change in demographics trends

a04  Seeking to update the current planning
control if they have not been amended in the
past 5 years

02 Site description — context:

a05  Aerial photographs
a02  Site photos -photographs

03 Traffic and transport consideration:

a0l  Local traffic and transport
a02 TMAP

a03  Public transport






[Xx] yes[ ] no [x] yes[ | no
[ 1yes[ Ino [ Jyes[ | no

[x] yes [x] no [x] yes [ ] no
[ 1yes[ Ino [ Jyes[ ] no
[x] yes [ ] mo [?] yes[ | no
[ ]yes[ Imo [ Jyes[ ] no
[x] yes [ | mo [x] yes [ ] mo
[ 1yes[ [mo [ ]Jyes[ ]no

[x]yes[ ]mo [x]y [ ]mo
[lyes[ ]mo [ ]y [ ]mo
[x]yes[ |no [x]y [ ]nme
[lyes[ ]mo [ ]y []no
[x]yes[ |mo [x]y [ ]mo
[1yes[ Imo [ ]y [ ]me

[x]yes[ Imo [x]y~s[ ]mo

[Iyes[Ino [ ]y [ ]Ino
[x] yes [xI no [x]y [ ]no
[lyes[ Imo [ J]y-. [ Ino

[ x] yes [x] no [x] yes [ ] no

[lyes[ |mo [ ]yes[ Imo
[x] yes [ | mo [x] yes[ ] no
[ 1yes[ Ino [ ]yes[ ]no
[ 1yes[xIno [ ]y~ [ Ino

[lyes[Imo [ ]y [ Ime
[x]yes[ Ino [ ]y [ ]no
[lyes[Imo [ ]y [ ]me
[xlyes[ Ino [ ]y [ Ineo
[lyes[Ino [ ]y [ ]no
yes[x]mo [ ]y [ ]mo

[ ] no

yes [x]no [ ]y-.[ ] no
yes [x] no [ Jyes[ ] no

[]
[ 1yes[ Imo [ ]y
[]
[]

[ lyes[xlmo [ 1y [ lmeo
[lyes[Imo [ ]y []nmo
[lyes[xIno [ ]y [ ]me
[lyes[Ino [ ]y []me
[ 1yes[xIno [ ]y [ ]Inme
[lyes[Ino [ ]y [ ]me

-authorities opinion

-authorities opinion
-authorities opinion

-authorities opinion

-authorities opinion
-authorities opinion
-authorities opinion
-authorities opinion
-authorities opinion
-authorities opinion
-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

-authorities opinion

a04  Cycling and pedestrian movement

04 Environmental considerations:

a0l  Bushfires hazards

a02  Acid sulphate soils

a03  Noise impact

a04  Flora - fauna

a05  Soil stability, erosion, sediment, landslip
a06  Water supply

a07  Stormwater management

a08  Flooding

a09 Land /site contamination (SEPP 55)
al0  Resources

all vS« level rise

05 Urbawu design -considerations:

a0l  Existing site plan
-buildings -vegetation -roads
a02  Building mass -block diagram study
changes in building height -FRS
a03  Lighting impacts
a04  Development yield analysis

Potential yield of lots -houses -employment

06 Economic -considerati~m<;

a0l  Impact assessment
a02  Retails centres hierarchy
a03  Employment land






07 Social and cultural -considerations:

[ 1yes[x]mo [ ]yes[ ] mo a0l  Heritage -impact

[ 1yes[ ] no [ ]yes [ ] no -authorities opinion

[ 1yes[x]no [ Jyes[ | no a02  Aboriginal archaeology
[ ]yes[ ]mo [ ]yes[ ] no -authorities opinion

[ 1yes[xIno [ Jyes[ | no a03  Open space management
[ 1yes[ | mo [ ] yes[ ] no -authorities opinion

[ 1yes[x]mo [ Jy=-[ | mo a04  European archaeology

[ 1yes[ Imo [ ]y [ ] no -authorities opinion

[lyes[x]mo [ ]y []mo a05  Social -cultural impact

[ lyes[ Imo [ ]y [ ]no -authorities opinion

[X]yes[x]no [ ]y [ ]ne a06  Stakeholders engagement
[ lyes[ Imo [ ]y [ ] no -authorities opinion

08 Infrastructure -considerations:
[x] yes[ ]no [?]y [ | mo a0l  Infrastructure services -potential
[ lyes[ Imo [ ]y [ ] no -authorities opinion

[ lyes[x]mo [ Jy-.[ Imo a02  Funding arrangements
[ 1yes[ | mo [ ]yes [ ] no -authorities opinion

09 Miscellaneous -additions considerations

[xX]yes[ |no [x]y [ ]mo a06  Stakeholders engagement
[ lyes[ |mo [ ]y [ ]no -authorities opinion
Prepared BY: hohan john j dated : 19.12.2018 Signature

Aurthorised BY  ............... dated : --. -- . ---- Signature




























re Lodgemer.- Meeting -research

Project specific:
531 Kooringal Ro:

Wagga Wagga. 2¢
New South Wales
Lot No.; 2

DP: 10093«

On behalf of:
Robert Chambers
Dianne Chambers

01 Traffic flow
02 Precinct

03 Solar acces:
04 Access

05 Buffer zone

Arising from the p
the Planning Prop:

01 Traffic flon
Information made

Existing traffic flo
Lake albert road

Edward Street
Gurwood Street
Bourke Street
Tarcutta Street

The road relevant

Kooringal road
So as one is not col
so. Two cars in the

As proposed allowi
be an increase of ei
be 2051 per day al

Consider so insigni
such should be ace
what so ever.

dated 18.12.2018

lodgement meeting such matters as listed below are relevant to the sum total of
1 as an overview of the total consideration.

ailable by the WWCC engineering dept., roads and traffic.

De-

6,775 2018
7,300 2010
4,000 2103
1,880 not available
9,335 not available

he research being Kooringal Road shows!

2015 2012
sed, we claim two car per lot, there is ten lots so it would mean twenty cars, not
erview are allowed for in the 2015 consideration.

for two vehicle (cars only) per lot proposed per day by a factor of two, would
teen cars per day. Hence the overall figure relevant to that as proposed would

Kooringal Road.

ant as to that which will be achieved for the benefit of Wagga Wagga,
ed in a similar manner, that being of no significance in the total overview
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02 Precinct

It was suggested th
without reservation
‘works in progress’

Olemented over
the age group of ne

03 Solar Acces:

Not only will that a
northly aspect, all |

04 Access
As proposed, nothi
The existing users

Meaning there will

0s Buffer zone

re: Sewer treat

due consideration be given to the overview of a precinct something we support
However, there is always a ‘however’ such can only be a consideration as a

ue to the age of the existing residence. We see the precinct concept being

» next five years. That is when the existing residence not involved now will be in
ing age care facilities.

yroposal meet the requirement of having 70% of blocks being relevant to a
cks will have a northly aspect.

‘will change, other than an increase of some eighteen cars.
't of access will remain, albeit to a central location for practical reasons.
: only one access to Kooringal Road as is the situation, currently.

nt works.

Behind the scene tl
We consider such ¢
The residence has ¢
treatment works w
It was argued with
We have been refei
I have replied to th

reply.

Please consider:

The buffer zone wi
However such legis
buffer zone map. N

Base on the attacha
practical applicatic

We see no real or o
overview.

has caused more nonsense than it was worth.

the nonsense similar to traffic flow.

ted from day one, it is not a ‘problem’ what so ever, since the updating of the
carried some five years ago.

t ‘backup’ such was considered a real consideration, nonsense!

«d to by the WWCC, many sections of the regulation governing such matters.
WWCC’s General Manager on such matters, as of now I have not received a

in relevant legislation is taken in general terms as 400m, such is agreed.
tion requires the WWCC to justify such and determine such with their own
hing of such is available from many hours of research!

nts the consideration (not in Concept -we support such) but in reality and
we consider the debate a nonsense.

erwise problems that need t be addressed other than the justification of our
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Attachment

Attachment

Attachment

Attachment

Prepared BY

-identifies the location of the Lot in question and the Treatment works

-justifies our argument -the 400 m rule is a consideration
-identified is the fact there is 779 m between the two set locations.

-set out the practicalities of the overview, in that half of Kooringal
would have to be demolished if our argument is not agreed with!

-in that many dwelling would have to be removed as many are within
280m of the treatment works as illustrated.

IHustrates the proximity to the establish suburb of Kooringal.

hogan john j 18.12.2018 ,%
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To Frc—
Wagga Wagga City Council entity HOGAN John J
( ‘Baylis & Morr reet street 4 Warrawong Street.
Central suburb Kooringal
Wagga Wagga, 2650 city/town  Wagga Wagga, 2650,
New South Wales State New South Wales.
02 6926 9199 landline 02 6921 4801
mobile 0428 162 762 -preferred
council@wagga.nsw.gov.au email wagga@infopute.com.au
Administration:
Audit No. 18.000192
LEP 18/0011 Reference No. w23 k.07 k-18 0531 / 18.000004
Id. particulars Lot2

DP 1009360

531 Kooringal Reads. 2650
To the attention of:
General manager
Adriaan Stander  -Strategic Planning Coordinator

Further to the meeting held 22.11.2018 that was held referencing LEP18/00011 we hereby make
application in relation to the matters discusscd and agreed upon by all parties present.

For the benefit of all three entities involved (reference was made to the neighbour to the North
of the said land, under consideration) a suggestion posed by WWCC staff, Strategic Dept., was to
make application to withdraw the current application and request a refund of the original
application fee, the amount being $7,500.00.

The owners of the said property by their signatures, authorise and agree to such, as proposed by
WWCC’s staff, that being,.

The meeting extended the consideration into the approach to be addressed after the above matter
are finalised.

Suggestions proffered and agreed to in principle are considered below.

In the first instance the owners of both properties jointly present, a one only application, it was
agreed in principle subject to support from the relevant neighbour, being the second party.

The applicant requested the one only application be formatted in two stages, with each owner being
responsible for their own property.

We do advise, discussion have taken place between the two relevant consultants and it is train to
bring all parties together to finalise specific details that are acceptable to all three parties relevant.

Document Set ID: 4616922
Version: 1, Version Date: 27/11/2018
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Peter Thompson.

Brgital Ave ~Compuler Alded Appyasise’

Date 25.11.2018
To From
Wagga Wagga City Council entity HOG * ™1 John J,
Cnr Baylis & Morrow Street sireel 4 Warrawong Stree
Central suburb Kooringal
Wagga Wagga. 2650 city/town  Wagga Wagga, 26
New South Wales state New South Wales.
02 6926 9199 landline 02 6921 4801 4
mobile 0428 162 762 -preferred
council@wagga.nsw.gov.au email wagga@infopute.com.au
Administration:
Audit No. 18.000192
LEP 18/0011 Reference No. w23 k.07 k-18 0531 /18.000005
Id. particulars Lot2
DP 1009360

531 Kooringal Roads. 2650
To the attention of:
General manager
Adriaan Stander  -Strategic Planning Coordinator

Before I address the relevant correspondence as requested at the meeting held 22.11.2018, may I
firstly address a matter that has arisen since that meeting.

I was referred to (at that meeting) to such matters as directed by the article Circular No.e3 by the
Dept. of Urban Affairs and Planning, as to such matters as I raised in person.

Being: 01 the design of buffer zones
02 ‘T'he required distance of 400m.

I firstly point out such is nothing more or less, than nonsense on hehalf of the directive given.
I point out that I would be excceding my authority to prepare such a reply as due diligence
is in my opinion the real consideration here, that is not of myself.
Paragraph 2 of the said Article refers to the Buffer zone, accepted.
Comment: WWCC do not have, being their responsibility, a ‘buffer zone map’ that is
Relevant.
Paragraph 3 of the said article refers to the 400 meter rule.
Comment we accept the 400 meter rule.
The consideration is that we are in the order of 700 meter of the Treatment works.
My clients have always maintained odour is not a problem
Paragraph 8 of the said article refers to section 62 of the EPA Act 1979
I appreciate you will consider the word ‘nonsense” a bit harsh.
I do not as there is not section 62 within the EPA Act 1979.

It could be considered negligent of me, to subject my client to the expense of addressing such as
there is no relevance in my opinion of such being relevant to my client’s application as it complics.

Document Set |D: 4616922
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Paragraph 1 Noted.
Comments: 1 am of the opinion such as presented is a bit harsh.
I point out all involved since the meeting 22.11.2018 have an extended view.
Item 1 My client has always supported the ‘precinct’ concept however as referred to in the
original application the consideration, has to be extent in my opinion to a works in
process approach.
Jtem 2 1 am of the opinion such as stated is sheer NONSENSE.
Item 3 I have covered the consideration within this submission.

I am of the opinion it would be nonprofessional to put my client to such a cost

when it is no seen as a problem. Please refer to comments within the submission

item 4 Once again sheer nonsense as no overland flooding is relevant to my client’s
gll;orpi:rﬁ;' opinioh should my client be up for any exiravagant, not needed costs.

Paragraph 3 Noted

Bamgraph 4 Die to arranged meeting with the WWCC’s staff we held of on such a request.

Comment: Iam of the opinion from that meeting all parties are leaps and bounds ahead of
where we were a week ago.
I do appreciate the genuine interest shown by staff members.

Turning to Article date 19.11.2018 Ref. LEP 18/0011

Paragraph 1 Noted

All other matters have been noted and recorded.

My personal opinidn Being, the mecting held 22.11.2018 have change everyone’s opinion
and look forward working with the WWCC?s staff to bring this matter o a conclusion.

Prepared by: hogan john j ° 5 dated 26.11.2018

1d. license No. 5024LZ

Authoriscd by: Chambers Robert ........

q'l.l 299 rdddd 2] datd 26‘1102018
Id. license No. ARONDBY......

Authorised by:  Chambers Dianne R.0ambes e 26.11.2018
Id. "wn” No. o.ﬁ"‘:!l%...'l..lo
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SEWER AND

/ /4 STORMWATER REPORT
I’ dRi(g E§ Lot 1 DP 219692

Lot 1 DP 653241
Lance Ryan Consulting Engineers Lot 2 DP 1009360
Vincent Road
Kooringal Road
Wagga Wagga

The nearest existing gravity sewer infrastructure is located on the western side of Kooringal Road. In
order to access this infrastructure a sewer pump station will need to be constructed as part of the
development. All lots created as part of the development will gravity feed to the pump station. The pump
station will have a 63 diameter rising main that will discharge into the existing infrastructure on the
western side of Kooringal Road.

From Council information there is a 225 diameter sewer main discharging from a manhole located in the
open space area south of Kulgoa Street.

It is beyond the scope of this report to investigate the capacity of the entire existing downstream Council
sewer network to cater for this development. However because the development will be catered for by a
sewer pump station the flows out of the pump station can be controlled. This would enable discharge
from the pump station to be limited to small flows so that the effect on the existing downstream sewer
network is minimal. The number of lots to be created and service by the pump station is estimated at only
24 so the total sewer flow generated is relatively small. The sewer pump station could be designed to
pump outflows at non peak times to also reduce the effect on the existing sewer network.

Lance Ryan Consulting Engineers
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SEWER AND
STORMWATER REPORT

Lot 1 DP 219692
Lot 1 DP 653241
Lot 2 DP 1009360
Vincent Road
Kooringal Road
Wagga Wagga

Lance Ryan Consulting Engineers

1. INTRODUCTION

Lance Ryan Consulting Engineers have been engaged by Salvestro Planning to prepare a concept
stormwater and sewer report for a proposed development at Lot 1 DP 219692, Lot 1 DP 653341 and Lot
2 DP 1009360. The site is located on the south east side of the intersection of Vincent Road and
Kooringal Road Wagga Wagga

It is proposed to subdivide the subject land into lots of 1500 sq.m size. This equates to approximately 12
lots on Lot1 DP 219692 and Lot 1 DP 1009360 and 12 lots on Lot 1 DP 653341.

2. EXISTING CONDITIONS

Lot1 DP 219692 is bound by both Kooringal Road and Vincent Road. Lot 1 DP 653341and Lot 2
DP1009360 front Kooringal Road.

The existing site falls away from Kooringal Road with a natural low point adjacent to Vincent Road
approximately 200m east of the intersection of Vincent Road and Kooringal Road. Refer to the
stormwater plan and sewer plan in Appendix B and Appendix C showing existing contours. These
contours have been plotted from Wagga Wagga City Council Inframaps.

The existing Wagga Wagga City Council sewer infrastructure is located on the western side of Kooringal
Road. The existing properties on the subject land have their sewer pumped to this infrastructure.

3. PROPOSED STORMWATER

The development of the subject into lots of approximately 1500sg.m will increase the hardstand areas of
the land and thus increase the volume and peak discharge of stormwater runoff. It is common practice to
reduce the peak flows from new developments to the pre-developed conditions. In order to achieve this
each lot will be provided with a small retention structure. The structures will be either a small depression
or a small bunding bank. Each lot will also have bunding banks to prevent runoff entering adjacent lots.

The retention structures will discharge to the naturally forming low point in Vincent Road. To get to
Vincent road the runoff will be carried by either the table drains formed in the new access roads or by
underground pipes that will be located in a 3m wide easement.

Because the volume of runoff (not the peak runoff) will be increased the existing table drain on the south
side of Vincent Road will be upgraded to direct runoff in an easterly direction towards the existing water
course located approximately 500m east of the intersection of Vincent Road and Kooringal Road.

The existing land is subject to small depths of overland flow. Refer to Appendix A for these depths. This
information was provided by Wagga Wagga City Council. These depths are only 0.02m to 0.05m in
depth. All new buildings will be required to be built a minimum 500mm above the overland flow depth.
Existing overland flow from Kooringal Road that enters the site can be catered for via swales and or
bunding. The swales / bunds can direct this runoff into the table drains formed for the new access roads.
This will keep the overland flow from entering into the retention structures created for each new lot.

4. PROPOSED SEWER
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1. INTRODUCTION

Lance Ryan Consulting Engineers have been engaged by Salvestro Planning to prepare a concept Traffic
Management Report for a proposed development at Lot 1 DP 219692, Lot 1 DP 653341 and Lot 2 DP
1009360. The site is located on the south east side of the intersection of Vincent Road and Kooringal
Road Wagga Wagga

It is proposed to subdivide the subject land into lots of 1500 sq.m size. This equates to approximately 12
lots on Lot1 DP 219692 and Lot 1 DP 1009360 and 12 lots on Lot 1 DP 653341.

It is proposed to provide a new access road off both Kooringal Road and Vincent to provide access to the
proposed new lots. Lots fronting Vincent Road could also be serviced by concrete driveways.

2. EXISTING CONDITIONS

Lot1 DP 219692 is bound by both Kooringal Road and Vincent Road. Lot 1 DP 653341and Lot 2
DP1009360 front Kooringal Road.

The existing intersection of Kooringal Road and Vincent Road is a CHR / AUL intersection. The
intersection of Kooringal Road and Kulgoa Street is effectively a BAR / BAL intersection. Adjacent to
Kulgoa Street, Kooringal Road has a 9.5m wide carriageway. The southbound lane is a single lane and
the northbound lane is 6m wide with a 3.0m wide travel lane and a 3.0m widening to the kerb and gutter.
Vincent Road is 7m wide with 1 x 3.5m travel lane in both directions. Sight distance on both Kooringal
Road and Vincent Road is satisfactory in both directions for the posted speed limits. Kooringal Road is
60km/hr and Vincent Road is 60km/hr changing to 80km/hr approximately 200m east of the intersection
with Kooringal Road.

Kooringal Road currently has approximately 6000 average daily count near the Equex Centre. Being
conservative and assuming a 12 hour period this equates to 500 veh/hr.
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3. PROPOSED CONDITIONS

The proposed intersections of the new access roads with Kooringal Road and Vincent Road will need
widening of both Kooringal Road and Vincent Road.

Based on traffic generations of 10 vehicles per day per lot this will equate to 120 vehicles per day
generated at both the new Kooringal and Vincent Road intersections. This is equivalent to 12 vehicles
per hour assuming a 12 hour peniod. From the Ausroads guide Figure 4.9 the Kooringal Road
intersection will need to be a CHR(S) and AUL(S) intersection and Vincent Road a BAR / BAL
intersection.

Kooringal Road is currently 6m wide for northbound traffic and this is wide enough to accommodate a
CHR(S). The road reserve is also wide enough to accommodate an AUL(S) treatment. The location of
the Kooringal Road / Kulgoa Street intersection will need to be taken into account when locating the new
intersection off Kooringal Road. Councils Engineering Guidelines recommends a minimum centerline
spacing of 50m in urban areas. It also requests a minimum distance of 2 times the stopping sight
distance for the through road. For 60km/hr on Kooringal Road this equates to 128m. 128m cannot be
achieved north of Kulgoa Street as this would place it at the Vincent Road intersection. South of Kulgoa
Street places it in the lot south of Lot 2 DP1009360.

Vincent Road has a wide road reserve and can easily accommodate a BAR /BAL intersection treatment
with satisfactory sight distance in both directions.

The internal roads will either be private or public roads and can designed to accommodate the turning
manoeuvre of a 19m semi-trailer to enter and exit the site in a forward directions.

Kooringal Road currently has about 6000 veh / day. With the new development consisting of about 24
lots generating 10 movements per day this equates to 240 veh / day. Adopting all movements will use
Kooringal Road this is an increase of only 4% which Kooringal Road can easily handle. Traffic counts
were not provided at the time of writing this report for Vincent Road but assuming only 12 lots use Vincent
Road this equates to 120 veh/day. Also assuming that Vincent Road has half the traffic of Kooringal
Road this would also be an increase of only 4%.
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18/12/2018

The General Manager
Wagga Wagga City Council
PO Box 20

Wagga Wagga NSW 2650

Dear Sir,

RE: PLANNING PROPOSAL - 6 VINCENT ROAD & 531 KOORINGAL ROAD, LAKE
ALBERT NSW 2650 - LOT 1 DP653241 & PART LOT 1 DP219692, LOT 2
DP1009360

Please be advised that I authorise Salvestro Planning to act on my behalf for the
abovementioned property. A copy of any correspondence should also be forwarded to:

Salvestro Planning

PO Box 783

Wagga Wagga NSW 2650
Or

admin@salvestroplanning.com.au

This authority also extends to any enquiries, verbal or written, made on my behalf to
enable the ongoing processing and consideration of this matter.

Please contact me on 0419 344 331 if you require any clarification.

Yours sincerely,

Barry McLean
Applicant





