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RP-9 PLANNING PROPOSAL FOR B6 ENTERPRISE CORRIDOR
(SOUTHERN PORTION) ON STURT HIGHWAY, GUMLY GUMLY

Author: Grant, lan
Director: Crakanthorp, Andrew

Recommendation

That Council:
a receive and note the report

b  forward the planning proposal for the change of zone over the subject
land to the Department of Planning and Infrastructure under section 56(1),
requesting that the Minister issue a “Gateway determination” that will
allow the planning proposal to proceed

Executive Summary

This report provides Council with the Planning Proposal to amend the Wagga Wagga
Local Environmental Plan 2010 (WWLEP 2010) to rezone land in Gumly Gumly
south of the Sturt Highway between Tasman Road and Bakers Lane, from RU1
Primary Production to B6 Enterprise Corridor and land north of the Sturt Highway
between Bakers Lane and Pioneer Avenue, from RE1 Public Recreation and Bl
Neighbourhood Centre to B6 Enterprise Corridor. The proposed B6 Enterprise
Corridor precinct will not be assigned a minimum lot size.

The subject land forms part of a larger B6 Enterprise Corridor precinct on the Sturt
Highway. The rezoning of the northern portion of the larger B6 Enterprise Corridor
precinct received Gateway determination on 2 November 2012.

This report was presented to the Policy and Strategy Committee meeting held on 11
February 2013, and at that time the Committee deferred consideration of the report
seeking an updated report based on Option 2 (reduced area) as identified in the
Flood Impact Assessment prepared by WMA Water. This report discusses in further
detail Option 2 and indeed, recommends modification to the Planning Proposal to
incorporate Option 2 as the preferred basis for future zones in that area.

Report

At its Ordinary Meeting held 27 February 2011 Council resolved to forward the
planning proposal for the change of zone over the land in Gumly Gumly north and
south of the Sturt Highway (the proposed B6 Enterprise Corridor precinct mentioned
above) to the Department of Planning and Infrastructure to request “Gateway
determination” allowing the planning proposal to proceed.

However, the Department of Planning and Infrastructure recommended a separate
planning proposal for the northern portion of the proposed Enterprise Corridor,
between Eunony Bridge Road and Bakers Lane, because the provided Flood Impact
Study did not cover the whole of the precinct for which Council sought the Gateway
determination. The Department directed that the land to the east of the northern
portion and south of the Sturt Highway and not covered by the Flood Impact Study
should be subject to another planning proposal that would be considered when
additional information regarding flood risk could be provided. Furthermore, the

Ordinary Meeting of Council - Monday 25 March 2013 Page 1



Report submitted to the Ordinary Meeting of Council on Monday 25 March 2013. RP-9

Department requested additional investigation regarding to the presence of the Bush
Stone-Curlew.

As recommended by the Department the amended Planning Proposal for the
northern portion was forwarded to the Department of Planning and Infrastructure on
19 September 2012. Gateway determination was received on 2 November 2012 and
proceeding with rezoning the Planning Proposal was exhibited from 17 December
2012 to 8 February 2013.

Earlier discussions with the proponent on an indicative draft Master plan — and as a
result of introductory discussion with the then RTA - focussed on ensuring a number
of controls for development on the subject site such as:

- Preferred vehicle access from Tasman Road and Bakers Lane;

- Including provisions in the DCP for the development to represent a
component of new entry point to Wagga Wagga with appropriate high
quality urban design and to achieve a high level of streetscape
presentation similar to the area to the west which features street tree
planning, wide grass verges and transparent property fencing.

Planning Proposal

The elements of the attached Planning Proposal (Attachment 1) are as described
below:

e The extent of the proposed rezoning represents the remainder of Gumly
Gumly precinct for rezoning to B6 Enterprise Corridor, by Council. The land to
be re-zoned south of the Sturt Highway corresponds with option 2 (reduced
area) of the WMA Flood Impact Assessment. The map known as attachment A
of this report compares the area of land subject of this planning proposal, it is
not intended that the land zoned B6 Enterprise Corridor, will extend any
further to the east in the future.

e The land to be re-zoned south of the Sturt Highway is currently zoned RU1
Primary Production and carries a minimum lot size of 200ha. The land north of
the Sturt Higway is currently zoned RE1l Public Recreation and Bl
Neighbourhood Centre (“Gumly Gumly Trading Post”).

e Part of the Planning Proposal includes a change in the minimum lot size from
200 hectares to no minimum lot size. This is to achieve consistency with the
adjoining Industrial Land.

Considerations

There are a number of issues relating to this proposal which are reflected in the
extent of the area being recommended for rezoning in the attached formal Planning
Proposal. They are:

The area considered for rezoning is subject to flooding, being located on the
Murrumbidgee River floodplain. A Flood Impact Assessment for the eastern and
southern portion of the proposed Gumly Gumly Enterprise Corridor has been
prepared. The study considers the flood related impacts of raising land within the
subject site for two options in addition to the raising of land already assessed as part
of the study undertaken for the area north of the Sturt Highway. Option 2 of the study
involves raising the ground level of a portion of the southern precinct for
approximately 300m south of the Sturt Highway as well as a small portion of land
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north of the highway. The hydraulically modelled Option 2 is considered to have
minimal impacts and not be unacceptable in terms of flood risk. On the remaining
portion of land considered for rezoning the application of appropriate development
controls could potentially limit development to low risk uses such as car parking.
However it is considered that a more appropriate planning response is to exclude this
portion from the Planning Proposal.

Although the main recognised mechanism for flooding in Wagga Wagga is the
Murrumbidgee River, flooding can also be caused by local rainfall. The design flood
results of the Wagga Wagga Major Overland Flow Study indicate that the area south
of the highway is liable to flooding following intense rainfall (1% AEP event). The
approximate flood extends show partial inundation of the area which corresponds
with the portion of land that is excluded from the Planning Proposal.

Stormwater runoff from the developed B6 Enterprise Corridor can be expected to
increase as a proportion of the site will become impervious; therefore storm water
infrastructure will be required for onsite retention and release at predevelopment flow
rates (e.g. retention pond, water tanks, basement storm water storage). Given the
volume of water needed to be retained on each lot and the limited potential to reuse
the captured water, additional cost and design requirements on prospective
developments will be significant.

Further, raising the developed area may also cause drainage problems for the areas
that run onto the site as the raised areas will change the existing drainage profile
from both the natural areas and the existing buildings therefore additional stormwater
infrastructure may need to be implemented at cost to the developer to compensate
for the impacts of the development. Appropriate conditions of consent for the B6
Enterprise Corridor zone will have to be adopted in the DCP.

The land is a strip of “residual” rural land along the Sturt Highway, which because it is
located in a flood plain, contains little vegetation and no significant trees. The
changes will not affect any critical habitat or threatened species, populations or
ecological communities or their habitats. A biodiversity assessment with reference to
the presence of the Bush Stone-curlew (NGH Environmental, August 2012)
determined that no breeding habitat is considered present due to the past, present
and likely future disturbance and land-use regimes. The site is unlikely to provide any
potential habitat for the Bush Stone-curlew.

Investigations extending to the whole of the proposed B6 Enterprise Corridor (as
represented in the previous reports for the proposed precinct) determined that
sewerage can service the identified precinct by connecting to the Council main using
a combination of gravity and pressurised pipes.

A traffic impact assessment determined that the development of the site for business
enterprise purposes could be supported from a traffic viewpoint. In relation to
proposed traffic management, on the basis of preliminary discussions with RMS main
vehicle access to the southern precinct should be primarily through Tasman Road
and Bakers Lane. Regarding the development of the whole Enterprise Corridor
precinct, highway improvements such as a roundabout and/or slip lanes may be
considered. The extent of necessary roadwork will be the subject of more detailed
traffic studies at future DA stages.
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For further information, a large portion of the area considered for rezoning is currently
in the rate category Business Village; however the affected residential properties are
rated as Residential Village or Residential Rural (one lot). Properties are rated
according to the primary use of the land. Rezoning will not change this unless
Council receives an application for development in accordance with the new zoning.
The land is valued by the Valuer General at its potential use and any land value
supplied by the Valuer General would be applied to the property on the appropriate
rate category at the time of striking the rate and charges. The next Revaluation base
date will be 1/7/2013 effective 1/7/2014.

Budget

N/A
Policy

Wagga Wagga Local Environmental Plan 2010, as amended.
Wagga Wagga Development Control Plan 2010, as amended.

Impact on Public Utilities

In relation to the provision of sewerage to the identified site initial discussions
have taken place with staff from Infrastructure Services who are amenable to
the proposal and advise that whilst sewerage does not currently extend to the
identified precinct, such infrastructure can be extended as part of future capital
works programs.

Link to Strategic Plan

6. A sustainable environment

6.4 Develop sustainable built and natural environments for current and
future generations through effective land-use management and planning

QBL Analysis

Positive

Negative

Social

The precinct has the potential to
increase the diversity of jobs in the
locality

The proposal will have the
impact of altering the zoning
context of the existing
dwellings on the Sturt
Highway and Bakers Lane
and of attracting increased
traffic  volumes to the
locality.

Environmental

The proposed zoning will allow for
the highway frontages in the locality
to conform to a single urban design
theme and so increase the
attractiveness of the highway
adjacent to the Tasman Road
roundabout as the entry point to
Wagga Wagga proper. It will also

N/A
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Positive Negative

result in clarity of flood
management in this location as well
as improved local sewerage
infrastructure.

Economic The proposed zoning change has | N/A

the potential to contribute to
increasing the viability of business
in the locality as a result of the
multiplier effect of increased local
area visitation and spending.

Governance N/A There may be a need for

flood impact monitoring in
the initial period after
development.

Risk Management and Work Health and Safety Issues for Council

The development of any land falling within an identified floodplain has the
potential to cause increased levels of alertness for Council and emergency
services.

Internal / External Consultation

An initial report outlining this request was considered before the Planning
Standing Committee on the 29 November 2011, where it was resolved to
endorse the preparation of a Planning Proposal for the rezoning of the land on
both sides of the Sturt Highway between Tasman Road and the Riverina Marine
Centre / Gumly Gumly Store to B6 Enterprise Corridor, devise a comprehensive
consultation strategy with the community and that the strategy be
communicated to Councillors.

As resolved by Council in relation to the Director Planning’s report in relation to
the “Rezoning of Land Both Sides of the Sturt Highway” at Gumly Gumly, a
comprehensive consultation strategy was prepared which extended beyond the
customary public notification requirements. A public notice was placed in the
local press before the Planning Standing Committee of 14 February 2012,
advising of the proposal to rezone the land.

Stakeholder consultation concerning this planning proposal is intended to be
undertaken for a minimum period of 28 days should the planning proposal
receive approval from the Department of Planning to proceed “though the
Gateway”.

Public consultation concerning the rezoning of the northern portion of the
proposed B6 Enterprise Corridor precinct was undertaken from 17 December
2012 to 8 February 2013. Following that period and after consulting with public
authorities, the Office of Environment and Heritage (OEH) informed Council that
OEH does not support the Planning Proposal for the northern portion of the B6
Enterprise Corridor due to a number of outstanding issues relating to flood
modelling and the cumulative impacts of development on the Gumly Gumly
floodplain. OEH have advised that following the last two major flood events
there is likely to be a shift in the ‘Rating Curve’ for the gauging station on the
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Murrumbidgee River at Wagga. Early indications are that the 1% and 5% AEP
design flood levels may rise significantly.OEH is of the view that the northern
planning proposal should be deferred until remodelling is completed.

Recognising the concerns of OEH and the potential impact on Council's
Planning Proposal for the southern section of land (the subject of this report), a
meting involving OEH, the Department of Planning and Council staff has been
scheduled for the week commencing 18 March. It is expected that the issues
can be worked through and that Council’'s desire to have an improved entrance
corridor for Wagga Wagga can still be achieved by way of the rezoning of the
northern and southern section of the Sturt Highway as previously identified.

An update on this important issue will be provided at the Council meeting.
Again, it should be remembered that Council’s consideration of this report and
endorsement of the recommendation will have the ffect of referring the planning
proposal to the Department of Planning and, if approved through the gateway,
then be advertised for comment.

Attachments

1. Planning Proposal to rezone land on Sturt Highway Gumly Gumly
2. Attachment A - Proposed Land Zoning Map

3. Attachment B - Proposed Minimum Lot Size Map

4. Flood Impact Assessment

5. Habitat Assessment

6. Gateway Determination - Northern Section
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PLANNING PROPOSAL

Rezoning of Land on the Sturt Highway, Gumly Gumly from RU1 Primary
Production, RE1 Public Recreation and B1 Neighbourhood Centre to B6
Enterprise Corridor

PART 1 - OBJECTIVES OR INTENDED OUTCOMES

The purpose of this Planning Proposal is to amend the Wagga Wagga Local
Environmental Plan 2010 (WWLEP 2010) by making the following changes:

Rezone Land north and south of the Sturt Highway, Gumly Gumly, as shown in
Attachment A from RU1 Primary Production, RE1 Public Recreation and B1
Neighbourhood Centre to B6 Enterprise Corridor. This will alter the WWLEP 2010 zoning
map by removing the indicated extent of land coloured and zoned RU1 Primary
Production, RE1 Public Recreation and B1 Neighbourhood Centre, and by replacing it
with the colour indicating the B6 Enterprise Corridor zone. The subject land forms part of
a larger B6 Enterprise Corridor precinct on the Sturt Highway.

The rezoning of the northern portion of the larger B6 Enterprise Corridor precinct
received Gateway determination on 2 November 2012.

The minimum lot size map will be amended by removing the minimum lot size applicable
to the existing RU1 Primary Production zone. The proposed B6 Enterprise Corridor
precinct will not be assigned a minimum lot size.

Note: Part of the proposal is to rezone 5 lots of RE1 Public Recreation land north of the
Sturt Highway to a B6 Enterprise Corridor Zone. As stated in the Section 117 Directions
this land is privately owned land and as such these sites do not require a
reclassification.

PART 2 - EXPLANATION OF PROVISIONS

Amend the WWLEP 2010 as set out below:

Amend the WWLEP 2010 land zoning map as shown in attachment A.

Attachment A shows the extent of the adjusted zone boundaries from RU1 Primary
Production, RE1 Public Recreation and B1 Neighbourhood Centre to B6 Enterprise
Corridor.

Amend the WWLEP 2010 Minimum Lot Size map as shown in attachment B.
Attachment B shows the adjusted Minimum Lot Size from 200 hectares to no minimum
lot size for the B6 Enterprise Corridor zone.

PART 3 - JUSTIFICATION

Section A — Need for the planning proposal

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

No. The land which is the subject of this Planning Proposal has not been subject to
specific strategic reports or studies. However, the land falls within the whole of local
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government area which was the subject of the Wagga Wagga Floodplain Risk
Management Plan 2008 and further detailed study has been undertaken in relation to
north side sites.

This Proposal is consistent in principle with a previous draft Wagga Wagga Local
Environmental Plan 2008 submission. That submission to rezone the subject land was
first made at the time of the exhibition of the draft Wagga Wagga LEP in 2009, but the
submission sought to rezone the land to IN2 Light Industrial. Following subsequent more
detailed discussion on the most appropriate future development in the locality, a recent
approach to Council sought rezoning of the land to B6 Enterprise Corridor rather than
the initial IN2 proposal. This was the subject of the Planning Proposal that received
Gateway determination for the northern portion of Council’'s proposed larger B6
Enterprise Corridor precinct on the Sturt Highway. The investigations for the northern
section extend to the Gumly Gumly precinct

The land was identified as flood prone land under the Wagga Wagga Floodplain Risk
Management Plan, May 2009. In accordance with the Department of Planning and
Infrastructure request that additional flood study was required in relation to the subject
land, WMA Water was commissioned on the basis of its capability to review the findings
of its Floodplain Risk Management Plan, which is attached to the Planning Proposal.

On request of the Department of Planning and Infrastructure for additional study into the
Bush Stone-curlew a bio diversity assessment was undertaken by NGH Environmental.

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

Yes. Without the proposed rezoning the intended use for the larger proposed precinct
(including the lots north of the Sturt Highway that are currently being rezoned to B6
Enterprise Corridor following Gateway determination on 2 November 2012) cannot be
achieved. The land is not considered to be of appropriate size for sustainable
agricultural uses. Further, because of the presence of both a large retail centre and a
significant number of typical residential lots, the character of the precinct as a whole,
while traditionally rural, has been urbanised for a considerable time. The proposed
rezoning would result in the land being better used on a whole of precinct basis as an
Enterprise Corridor precinct and will provide a key entry statement into the City of
Wagga Wagga. No other standard instrument zone can as readily meet this objective.

Part of the highway frontage land north of the Sturt Highway is currently zoned as RE1
Public Recreation with one lot as B1 Neighbourhood Centre. This part of the site was
considered part of the ‘village green’ but lots along the highway (mainly dwellings) are
better suited included in the Enterprise Corridor precinct as gateway to the city. The
remaining section of the RE1 Public Recreation zone serves as public park / sporting
facility for the locality of Gumly Gumly. The current zoning reflects the public use even
though the land is privately owned.

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?
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The planning proposal is consistent with the Riverina Regional Action Plan (December
2012) and is relevant to priority 1 — Support economic growth (NSW 2021 Goal 3 — Drive
economic growth in regional NSW).

The objective of the land use change of the land on both sides of the Sturt Highway at
Gumly Gumly is to allow for the development of an Enterprise Corridor at the eastern
entrance to Wagga Wagga with potential future functional links with the airport precinct
and the Bomen Industrial area.

4. Is the planning proposal consistent with a council’s local strategy or other local
strategic plan?

The planning proposal is consistent with the Wagga Wagga Community Strategic Plan
2011-2012 and is relevant to:

5.2 Attract a range of industries via connected business hubs.

The objectives of the proposed rezoning of the land on both sides of the Sturt Highway
at Gumly Gumly are:

+ To alter the zoning to a zone which will allow Council to condition development to
create a high quality built form as the eastern entry point to Wagga Waga. The
subject land forms a part of the proposed larger precinct.

* In relation to the above objective to rationalise the currently disparate land uses, the
proposed precinct is expected to provide consistency of future development
opportunity for the locality as a city entry point.

+ While rezoning the land, to ensure that the rezoned land allows for the establishment
of a bona fide new “business hub” — with potential future functional links with the
Bomen Industrial area — rather than allowing for the further eastward spread of the
traditional light industrial ribbon development. Introduction of the proposed B6
Enterprise Corridor zone in this location effectively draws a line in the sand and
focuses future light industrial development to either the already large area of land
zoned for that purpose, west of Tasman Road, or to Bomen.

5.6 Provide employment opportunities for all.

The proposed zoning change has the potential to contribute to increasing the viability —
and thus employment creation — of business in the locality as a result of the multiplier
effect of increased local area visitation and spending.

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

The proposal is consistent with relevant State Environmental Planning Policies
(SEPP’s).

State Environmental Planning Policy No. 55 — Remediation of Land.

The SEPP requires the planning authority to consider whether land is contaminated, and
if so whether it is, or can be made, suitable for the proposed use. If land is found to be
potentially contaminated or previously contaminated, a preliminary contamination
assessment can be prepared for the site.
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On review of Council’s Potentially Contaminated Land Register, Council can confirm that
the subject land is not on Council’'s Potentially Contaminated Land Register.

State Environmental Planning Policy (Rural Lands) 2008

The aims of this State Environmental Planning Policy are to:

« facilitate the orderly and economic use and development of rural lands for rural and
related purposes,

* identify the Rural Planning Principles and the Rural Subdivision Principles so as to
assist in the proper management, development and protection of rural lands for the
purpose of promoting the social, economic and environmental welfare of the State,

« implement measures designed to reduce land use conflicts,

« identify State significant agricultural land for the purpose of ensuring the ongoing
viability of agriculture on that land, having regard to social, economic and
environmental considerations,

« amend provisions of other environmental planning instruments relating to
concessional lots in rural subdivisions.

This is discussed further under the heading Ministerial Section 117 directions below.

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

Direction 1.1 Business and Industrial Zones

The Planning Proposal is consistent with this direction as it will encourage employment
growth in suitable locations without adversely affecting the primacy of the Central
Business District; it is considered that while the B6 zone permits business premises and
garden centres, it should be noted that the wider locality accommodates a garden centre
and the retailing activity of the Riverina Marine Centre without causing adverse impacts
on the City Centre. It is anticipated that the future use of the subject land and within the
proposed precinct, will be of similar small scale and of different character to the city
centre.

Direction 1.2 Rural Zones

The Planning Proposal is inconsistent with this direction because it is rezoning rural land
to Enterprise Corridor land. The subject land is not of a size typically required to support
sustainable agricultural uses, is located in an essentially urbanised context, has not
been used for agriculture for a considerable amount of time and, given its location at the
turn off to the increasingly significant Bomen Industrial Estate, is currently characterised
by an unattractive scatter of unrelated developments.

Direction 1.5 Rural Lands

The Planning Proposal is inconsistent with this direction.

The Proposal is inconsistent with this direction as it will alter the current RU1 Primary
Production Zone. However, as detailed in the response to the Minister's Section 117
Direction 1.2 above, this inconsistency is of minor significance as the land is no longer
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used for the purposes of Primary Production because of its isolated location size and
recent history of use.

The Proposal is not consistent with the Rural Planning Principles contained in the State
Environmental Planning Policy (Rural Lands) 2008 as follows:

(a) the promotion and protection of opportunities for current and potential productive
and sustainable economic activities in rural areas,

(b) recognition of the importance of rural lands and agriculture and the changing
nature of agriculture and of trends, demands and issues in agriculture in the area,
region or State,

(¢) recognition of the significance of rural land uses to the State and rural
communities, including the social and economic benefits of rural land use and
development,

(d) in planning for rural lands, to balance the social, economic and environmental
interests of the community,

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

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

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

(h) ensuring consistency with any applicable regional strategy of the Department of
Planning or any applicable local strategy endorsed by the Director-General.

However as detailed above, the inconsistency is of minor significance.

Furthermore, the location of the proposed new zone within an established largely urbanised
‘village' context, and in a location where it can form part of a precinct which will contain any
further light industrial ‘ribbon’ development along the Sturt Highway, can be achieved without
causing fragmentation of rural land or resulting in any land use conflicts.

Direction 2.1 Environment Protection Zones

Not applicable. The Subject land is not zoned environmental protection.

Direction 2.3 Heritage Conservation

Not applicable. The proposal does not affect the conservation of items, areas, objects or
places of environmental heritage significance or indigenous heritage significance.

Direction 3.4 Integrating Land Use and Transport

The Proposal is inconsistent with this direction as it will create, alter or remove a zone or
a provision relating to urban land, including land zoned for residential, business,
industrial, village or tourist purposes. However, this inconsistency is addressed by the
attached RPS Planning Consultancy study prepared in support of the planning proposal,
which gives consideration to the objective of this direction.

The RPS study notes that “The proposal satisfies the principles of the Improving
Transport Choice — Guidelines for planning and development as:
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- the B6 zone would accommodate businesses with significant freight movements
and low to medium employment density;

- the site is ideally located adjacent to an established industrial area and
approximately close to the Wagga Wagga CBD;

- the site has sufficient area to accommodate well designed car parking facilities
both now and into the future;

- There are opportunities to extend the city’s bike path network to this site;

- An increase in business activity to the precinct will facilitate justification for

improved public transport options to the Gumly area by making public bus
scheduling viable.

- The study’s Traffic Impact Assessment (Appendix B) concludes that the
proposal can be supported on traffic grounds.

The Right Place for Business and Services — Planning Policy aims to ensure that trip
generatling activities can be co-located where there is transport choice and is also aimed
to protect existing centres. The predominant types of uses expected to locate in the
precinct are agricultural based sales and service industries and other light industries.
Council has provided as part of this Planning Proposal (Item 3) created a proposed land
use table which aims to limit the type of retailing and other service uses that could occur
on the site to ensure the integrity of the CBD is maintained’.

Direction 3.5 Development near Licensed Aerodromes

Not applicable. The proposed B6 precinct is located four kilometres from the Wagga Airport
which is not within the immediate vicinity of the airport and as such falls well outside of the
ANEF noise contours.

Direction 4.3 Flood Prone Land

The Planning Proposal is inconsistent with this direction as it seeks to create, remaove or
alter a zone or a provision that affects flood prone land. However, the inconsistency is
considered of minor significance as the accompanying Flood Impact Assessment by
WMA Water identifies this area as suitable for development as proposed form of
development on the southern and northern side of the highway and that appropriate land
raising would result in only minor flood impacts and only minor changes to flood risk. The
land subject of this Planning Proposal is consistent with Option 2 for the development
area considered for land raising. Although the impact extent is much the same as Option
1, the increases in flood levels are less. In addition, the design flood results of the
Wagga Wagga Major Overland Flow Study indicate that the area south of the highway is
liable to flooding following intense rainfall (1% AEP event). The approximate flood
extends show partial inundation of the area which corresponds with the portion of land
that is not included in this Planning Proposal.

The provisions of the B6 Enterprise Corridor zone will ensure that only low impact
commercial development will occur within the proposed B6 precinct. As a result, the form of
proposed development can proceed and the provisions of the Planning Proposal that are
inconsistent are of minor significance.

Furthermore the proposed rezoning encourages redevelopment of existing premises for
land uses that result in less vulnerability to life as a result of flood risk. Through planning
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controls it is also easier to impose requirements for flood plans and evacuations from
commercial and industrial uses. In relation to these specific uses, floor level controls can
be used to reduce flood damage and commercial and industrial properties can also be
required to be flood proofed.

Direction 4.4 Planning for Bushfire Protection

The Planning Proposal is consistent with this direction as the area is not identified as
“bush fire prone” land.

Direction 6.2 Reserving Land for Public Purposes

The Planning Proposal is consistent with this direction as the proposal does not seek to
create, alter or reduce existing land reserved for public purposes.

The items within this Planning Proposal are consistent with all other Section 117
directions.

Section C — Environmental, social and economic impact.

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

No. The land is a narrow strip of “residual” rural land between the Murrumbidgee River
and the Sturt Highway, which because it is located in a flood plain, contains little
vegetation and no significant trees. The changes will not affect any critical habitat or
threatened species, populations or ecological communities or their habitats. These other
items do not affect any critical habitat or threatened species, populations or ecological
communities, or their habitats.

Furthermore, a biodiversity assessment, undertaken at the request of the Department of
Planning and Infrastructure, with reference to the presence of the Bush Stone-curlew
(NGH Environmental, August 2012) determined that no breeding habitat is considered
present due to the past, present and likely future disturbance and land-use regimes. The
site is unlikely to provide any potential habitat for the Bush Stone-curlew.

8. 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 other known environmental affects that could arise from the Planning
Proposal.

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

The economic impact of the Planning Proposal has been considered and allows for
better use of the land without impacting on existing retail hierarchy. A B6 Enterprise
Corridor zoning along the Sturt Highway will expand the range of permissible uses in the
locality and thereby accommodate more employment generating uses.

Section D — State and Commonwealth Interests.
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PART 5 - COMMUNITY CONSULTATION

A detailed community consultation strategy has been prepared in relation to the
proposed zoning of both sides of the Sturt Highway at Gumly Gumly and information has
already been provided to Wagga Wagga City Council Councillors in the matter. Public
Exhibition of the Planning Proposal for at least 28 days will commence when advised
that the proposed rezoning should proceed. However, any further requirements for
community consultation will remain at the discretion of the Department of Planning and
Infrastructure as allowed for at the time of Gateway determination.

The Planning Proposal for the zoning of the northern portion of the proposed Enterprise
Corridor precinct was on Public Exhibition from 17 December 2012 to 8 February 2013.

PART 6 — PROJECT TIMELINE

STAGE TIMING
Anticipated commencement date March 2013
Anticipated timeframe for completion of | April 2013
required technical information

Timeframe for government agency | May 2013
consultation

Commencement and completion dates for | May 2013
public exhibition period

Dates for public hearing N/A
Timeframe for consideration of | June 2013
submissions

Timeframe for consideration of a |June 2013
proposal post exhibition

Date of submission to the department to | July 2013
finalise the LEP

Anticipated date RPA will make the plan July 2013
Anticipated date RPA will forward to the | July 2013

department for notification
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