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	PP_2020_CAMPB_008_00
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1. INTRODUCTION
1.1 Description of planning proposal and site description.
The planning proposal (Attachment A) submitted by Campbelltown City Council seeks to implement the Glenfield to Macarthur Urban Renewal Corridor Strategy and Minto Precinct Plan by amending the Campbelltown Local Environmental Plan (LEP) 2015 to deliver urban renewal in the Minto town centre. 
The planning proposal only applies to the town centre (the eastern) part of the Minto Precinct. Council advises that an employment lands strategy is being prepared which will inform outcomes for the industrial area to the west of the town centre. 
[bookmark: _Hlk48146737]The proposed amendment relates to the town centre east of Minto train station encompassing retail, commercial and residential areas, and bounded Victoria Park to the north and Coronation Park to the south (see figure 1 over).
The retail area near the railway station (zoned B1 Neighbourhood Centre) contains 1-2 storey low rise commercial buildings and car parking. Residential sites within the precinct consists of 1-2 storey single detached dwellings, dual occupancies and multi-dwelling development. Roads consist of a combination of through-roads and cul-de-sacs. 
The area immediately surrounding the shopping centre is zoned R2 Low Density Residential consisting of low rise residential. Beyond this area, most of the residential land within the precinct is zoned R3 Medium Density Residential. 
[image: ]Pembroke Rd

Figure 1 Site Map - Minto Town Centre
1.2 Existing planning 
Under the Campbelltown LEP 2015, the site is zoned as follows: 
· B1 Neighbourhood Centre with a building height of 9m;
· R2 Low Density Residential with a building height of 8.5m;
· R3 Medium Density Residential with a building height of 9m;
· RE1 public open space; and 
· SP2 Infrastructure. 
A maximum floor space ratio (FSR) does not apply to the site. 
1.3 Surrounding area
Minto is located approximately 37 km from Sydney and situated in the centre of the Glenfield to Macarthur urban renewal corridor, between Ingleburn and Leumeah stations on the Cumberland, Airport, Inner West and South Lines. The planning proposal only applies to the town centre or eastern portion of the wider Minto Precinct Plan (Figure 3).
The remainder of the Minto Precinct is a predominantly industrial, with large areas of light and heavy industrial uses on the western side of the rail corridor and to the south. The precinct also contains a number of significant sporting fields and associated facilities directly across from the station, including Coronation Park and Minto Indoor Sports Centre. The Minto Marketplace Shopping Centre is situated 1.5km east of the train station.
Campbelltown Road and Pembroke Road serve as the primary north-south access ways in the precinct, while the Hume Motorway provides the main regional route for through traffic.
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Figure 2: Minto Precinct area
1.4 Summary of recommendation
[bookmark: _Hlk48147523]The planning proposal is recommended to proceed with conditions as the proposed amendments will implement the Glenfield to Macarthur Urban Renewal Corridor Strategy and Minto Precinct Plan; will contribute to urban renewal and economic revitalisation tin Minto through new housing, jobs and increased commercial activity and retail variety; and gives effect to the Western City District Plan, and  Campbelltown Local Strategic Planning Statement.
[bookmark: _Hlk48147547]The planning proposal is required to be updated prior to public exhibition, following studies for traffic and parking assessment; public domain; contamination Assessment for the part of Victoria Park proposed to be rezoned residential; site specific development control plan (DCP) including a master plan; urban design; and funding strategy for the provision of infrastructure. 
It is also recommended that Council is required to consult with Transport for NSW on the scope for the Traffic and Parking Assessment following Gateway determination and update in accordance with any comments received.
2. PROPOSAL 
2.1 Objectives or intended outcomes
The objectives of the planning proposal are to: 
· Increase residential density in the Minto Precinct;
· Establish development controls to ensure redevelopment maintains an urban village feel;
· Offer high level amenity for future residents;
· Ensure that future residents have access to quality open space within their reach by acquiring additional land over time adjacent to Murray Reserve;
· Incorporate public domain improvements as part of any future development within the Centre;
· Provide additional medium density housing to the north of the precinct known as Victoria Park.;
· Rationalise public open space to provide a funding mechanism for acquisition and embellishment of public open space within walking distance of residential land uses; and
· Facilitate the creation of a cohesive, safe and walkable street network. 
2.2 Explanation of provisions
The proposed amendments to the Campbelltown LEP 2015 land zoning maps within the precinct include:
· Rezone B1 Neighbourhood Centre to B4 Mixed Use;
· Rezone R2 Low Density Residential zone to R4 High Density Residential;
· Rezone R3 Medium Density Residential e to the south of Durham Street to R4 High Density Residential. The R3 Medium Density Residential zone north of Durham Street to Minto Road will maintain its current zoning;
· Rezoning 10 Stafford Street, 14-20 Stafford Street, 5-11 Blanche Street and 17 Phyllis Street, from R2 Low Density Residential, to RE1 public open space;
· Rezone some land to the north of Minto Road (part of Victoria Park) from RE1 Public Recreation to R3 Medium Density Residential;
· Rezone two allotments in the northern part of Victoria Park from R2 Low Density Residential to RE1 public open space, to reflect their ongoing use as public open space; and
· Rezone small sections of land within Erica Place and Erica Lane to SP2 Local Road Widening.
The proposed amendments to the Campbelltown LEP 2015 Height of Building maps include:
· Increase the maximum building height from 9m (3 storeys) to between 13-19m (4-6 storeys) in the B4 zone. Six storey buildings would include 2 storeys of retail and commercial with 4 storeys of residential above – to be confirmed in future Urban Design analysis of development standards across the precinct;
· Increase the building height from 8.5m (2 storeys) to 19m (6 storeys) in the areas nearby the town centre being rezoned from R2 and R3 to R4 zone; and
· Increase the building height from 9m (3 storeys) to 13m (4 storeys) in the areas further from the town centre being rezoned from R3 to R4 (The heritage-listed St James Anglican Church and the land adjoining the church to the north, east and south (a road is to the west) would maintain a maximum building height of 9 m to ensure that any future development adjacent to the church is compatible in scale.
The proposal also seeks to:
· Amend Section 4.1C (Minimum qualifying site area and lot size for certain residential and centre-based child care facility development in residential zones) by including a qualifying area of 800m² for mixed use development/shop top housing and 1,500m² for residential apartment buildings within the areas identified as B4 and R4 in Map 1.4;
· Include a FSR requirement for residential apartment buildings within the R4 zone - to be determined after master plan;
· Reclassify the Police Citizens Youth Club (PCYC) site and part of Victoria Park from Community Land to Operational Land;
· Insert a provision requiring all new development in the shopping centre (the land to be rezoned to B4 Mixed Use) to address Minto Road, Redfern Road, Surrey Street, Stafford Street and Erica Lane as active street frontages; and
· Add the land identified for acquisition for road widening and public recreation purposes to the Land Reservation Acquisition Map and make related changes to Clause 5.1.
It is also noted that Council will undertake the following studies prior to public exhibition to further inform the proposed development controls: 
· Traffic and Parking Assessment;
· Public Domain Strategy;
· Contamination Assessment for the part of Victoria Park proposed to be rezoned;
· Site Specific DCP including a master plan;
· Urban design analysis to formulate appropriate development standards in relation to FSR and qualifying site area and block depths; and 
· A clear funding strategy for the provision of infrastructure including open space acquisition and sale, urban domain enhancements, any road improvement that may be needed and drainage works.
[bookmark: _Hlk48282390]The Department supports the proposed amendments. Prior to exhibition Council will be required to recommend appropriate development controls in relation to FSR including minimum FSR commercial/retail floorspace, qualifying site area and block depths.
2.3 Mapping 
The proposal seeks to make amendments to Land Zoning (Figure 3), Height of Buildings (Figure 4), Minimum Lot Size and Land Reservation Acquisition maps of the Campbelltown LEP 2015. 
The mapping included is considered to be adequate for issuing a Gateway determination and will need to be revised following completion of relevant precinct studies.
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Figure 3: Existing and Proposed land zoning map
[image: ][image: ]    [image: ]Proposed
Existing

Figure 4: Existing and Proposed height of building map
3. NEED FOR THE PLANNING PROPOSAL  

The planning proposal is a result of the need to implement the Glenfield to Macarthur Urban Renewal Precincts Strategy and Minto Precinct Plan.
The planning proposal is Council-led which will provide a precinct-level response to implementing the town centre portion of the Minto Precinct Plan rather than site-specific amendments to the Campbelltown LEP 2015 led by individual landowners. This is consistent with the next steps that the Department has outlined in relation to the Minto precinct, with advice that rezoning can be led by Campbelltown City Council.
The planning proposal represents the best means of achieving the objectives and intended outcomes for the Minto precinct as the current controls would not achieve the vision for the Minto precinct as outlined in the strategy and plan.
4. STRATEGIC ASSESSMENT
[bookmark: _Hlk9340133]4.1 Regional / District 
Western District Plan
The Western City District Plan is a 20-year plan to manage growth in the context of economic, social and environmental matters to achieve the 40-year vision for Greater Sydney. It is a guide for implementing the Greater Sydney Region Plan, A Metropolis of Three Cities, at a district level and is a bridge between regional and local planning: 
The following priority and actions are relevant to the planning proposal:
Planning Priority W3 Providing services and social infrastructure to meet people’s changing needs.
· The planning proposal seeks to make amendments to Campbelltown LEP 2015 to support integrated land uses in Minto Town Centre Precinct to provide services that meets the needs of future communities. The proposed up-zoning of residential sites in the Precinct will increase the population of the Precinct. The proposed rezoning of B1 Neighbourhood Centre to B4 Mixed Use will facilitate the supply of various retail and small businesses to service the growing population.
Planning Priority W6 Creating and renewing great places and local centres, and respecting the District’s heritage:
· The planning proposal supports the development of Minto town centre with a mix of land uses and provision of well-designed open space. The proposal seeks to rezone B1 Neighbourhood Centre to B4 Mixed Use will renew the Minto Town Centre with a variety of vibrant commercial businesses to support the predicted population increase. 
· The proposal seeks to maintain Height of Buildings controls to sites adjacent to local heritage item: St James Anglican Church. This will ensure the protection of the local heritage item in its building context.
Planning Priority W11 Growing investment, business opportunities and jobs in strategic centres:
· The planning proposal supports investment and business activity in local centres and the creation of local jobs through up zoning of B4 Mixed Use land which will support an increase in local businesses and retail outlets. The proposed B4 zoned land will respond to the increase in population from the up-zoning of residential sites in the Precinct by providing with current and future residents with more business and employment opportunities in Minto. 
The Department is satisfied that the planning proposal gives effect to the District Plan in accordance with the requirements of the Environmental Planning and Assessment Act 1979.
Greater Macarthur 2040: An interim plan for the Greater Macarthur Growth Area
Greater Macarthur 2040: An interim plan for the Greater Macarthur Growth Area (Greater Macarthur 2040) is a land use and infrastructure implementation plan to set a vision for the Growth Area as it develops and changes. It aims to enhance the region’s liveability, productivity and sustainability by providing new homes and local centres, create local jobs, facilitate collaborative planning, improve transport connections, provide opens space and parks, and protect koala habitats. 
The planning proposal is consistent in its proposed amendments with the goals of Greater Macarthur 2040 as it will generate activity with ground floor retail and local jobs in the centre; provide a range of building heights, with higher buildings close to the station to maximise pedestrian activity and increase trade for local businesses; has the potential to deliver 350 new dwellings and contribute to local retail needs.

Glenfield to Macarthur Urban Renewal Corridor Strategy and Minto Precinct Plan 
The Glenfield to Macarthur Urban Renewal Precincts Strategy and Minto Precinct Plan were adopted in 2017 and outlines a 20 year vision for the Glenfield, Macquarie Fields, Ingleburn, Minto, Leumeah, Campbelltown and Macarthur station precincts. The Strategy sets targets for new homes, jobs and improvements to community facilities, public spaces and infrastructure to support growth in Minto through the Minto Precinct Plan (Figure 5, overleaf)
The planning proposal is consistent with the following aspects of the Strategy and Precinct Plan:
Housing
· The proposed amendments will deliver multi-dwelling residential and mixed use development (shop top housing) and deliver the Minto Precinct Plan dwelling target of 350 by 2036 subject to urban design testing to confirm yields following Gateway.
Jobs
· The proposed amendments would support and create local jobs, and increase the residential customer base in proximity to both the Minto Town Centre and Minto Marketplace.
· The proposal seeks to contribute towards the Minto Precinct Plan job target of 1,790 jobs by 2036. The number jobs this planning proposal will provide is subject confirmation of floorspace yields as part of further urban design testing.
Movement Network
· Cycle routes within the precinct will be delivered under the Campbelltown Local Infrastructure Contributions Plan 2018. The Contributions Plan also includes funding for public domain upgrades of Redfern Road as envisaged in the Precinct Plan.
Open Space and Public Domain
· Council will conduct a public domain study which provide recommendations to street furniture, street planting, size of footpaths, and the creation of a civic plaza which will enhance the local centre around Minto Station. The proposal also seeks the expansion of Murray Reserve to allow for enhanced passive open space, and the upgrade of Coronation Park through the Contributions Plan.
Built Form
· The planning proposal will provide for a range of building heights with the tallest buildings to be developed adjacent to the train station to maximise pedestrian activity and increase trade for local businesses. The planning proposals heights are consistent with the precinct plan which identifies heights of 3 – 6 storeys in the mixed use and medium rise residential areas. 
As the site is located within a Glenfield to Macarthur Urban Renewal Precinct, it is anticipated that a Special Infrastructure Contributions (SIC) will apply to the site for the funding of future State infrastructure.
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Figure 5: Minto Precinct Plan with planning proposal area outlined in red.
4.2 Local
Campbelltown 2027 Community Strategic Plan
Campbelltown 2027 is Campbelltown City Council's highest level, strategic planning document. It outlines the aspirations of the city's people, and details how Council and other key stakeholders will achieve those goals over the next 10 years.
Campbelltown 2027 has been structured to address 4 key outcomes that Council and other stakeholders will work to achieve. The outcomes are: 
· Outcome 1: A vibrant, liveable city 
· Outcome 2: A respected and protected natural environment 
· Outcome 3: A thriving, attractive city 
· Outcome 4: A successful city
The proposal is consistent with the outcomes of Campbelltown 2027. The proposed increase in residential densities would provide the opportunity for a revitalised commercial and retail core which will support the growth of a strong local economy.
Campbelltown Local Strategic Planning Statement (LSPS)
The LSPS is Campbelltown City Council’s plan for our community’s social, environmental and economic land use needs over the next 20 years. It aims to provide a 20 year land use vision for Campbelltown LGA, direct how future growth and change will be managed and implement the Region and District Plans relevant to the Campbelltown LGA.
Of relevance to this planning proposal are the following policy positions, which the planning proposal is considered to be consistent with:
· Work with Government Agencies to contain urban development within existing areas by implementing the Greater Macarthur 2040 (1.24, 2.5, 2.8, and 2.9);
· Promote housing diversity through local planning controls and initiatives (2.12); 
· Prepare masterplans for the town centres identified within the Glenfield to Macarthur Urban Renewal Corridor that incorporate opportunities for in-centre living (2.14, and 10.4);
· Ensure that sufficient, quality and accessible open space is provided for new and existing urban areas (2.15, 2.16, 2.17, 6.17, 6.19, 6.25, and 7.11); 
· Manage development outcomes having appropriate regard to environmental and heritage considerations (3.7); and 
· Continue to recognise and plan for a range of retail uses within centres, and enable appropriate retail growth in centres that have the capacity and demand to accommodate additional retail growth (10.15). 
Local Planning Panel
On 25 March 2020 the Campbelltown Local Planning Panel provided its advice on the planning proposal at their meeting (Attachments E1 & E2). The Panel recommends the following:
· Endorses the inclusion of minimum floor space ratio standards including a minimum non-residential floor space ratio standard within the proposed B4 Mixed Use Zone; and notes that any recommendations arising from the Strategic Review of Employment Lands may inform the final planning controls for retail and commercial outcomes in Minto.
Council noted that upon completion of the Strategy, the planning controls within the planning proposal will be reviewed to ensure that they are aligned with the findings of the Strategy. This is not likely to result in any significant change to the planning proposal.
· Recommends that Council gives further consideration to the proposed maximum building height standard within the B4 mixed use zone given the suggested outcomes on Page 9 of the report (which was adopted by Council) regarding the numbers of storeys associated with these heights. The Panel notes that any height standard needs to carefully consider the minimum floor to floor heights for non-residential use as well as building services at roof level.
Council staff will review the proposed maximum building heights within the proposed B4 Mixed Use zone after Gateway determination. The final building heights may need some minor alteration dependent upon the final outcomes of the strategic review of employment lands and the local housing strategy as the desired mix between commercial and residential development in the Mixed Use zone may alter, which in turn may affect overall building height (as commercial and residential floors of a building have different floor to ceiling heights). No significant changes are likely and a minor refinement like this is able to occur past Gateway if required. Any recommended changes would be reported to Council for consideration.
On 14 July 2020 Council resolved to support the planning proposal and submit to the Department for Gateway determination (Attachments F1 & F2).
4.3 Section 9.1 Ministerial Directions
[bookmark: _Hlk48149243]The planning proposal is consistent with the relevant section 9.1 Directions, except Directions 2.6, 3.1, 4.3, 4.4 and 6.2 as discussed below.
Direction 2.6 Remediation of Contaminated Land
The objective of this direction is to reduce the risk of harm to human health and the environment by ensuring that contamination and remediation are considered by planning proposal authorities.
Council has undertaken a preliminary review of the Minto precinct which has not raised any evidence of historic or current potentially contaminating land uses.
Council is proposing to undertake a detailed contamination assessment for the precinct with special importance on part of Victoria Park proposed to be rezoned residential. This is consistent with the Direction which requires council to have regard to a report specifying the findings of a preliminary investigation of the land carried out in accordance with the contaminated land planning guidelines.
Direction 3.1 Residential Zones
The objectives of this direction are to encourage a variety and choice of housing types, make efficient use of existing infrastructure and services, and minimise the impact of residential development on the environment and resource lands.
The planning proposal is inconsistent with this direction as it contains provisions which will reduce the permissible residential density of properties known as 10 Stafford Street, 14-20 Stafford Street, 5-11 Blanche Street and 17 Phyllis Street, which are currently zoned R2 Low Density Residential, will be rezoned RE1 public open space.
It is recommended that the inconsistency is of minor significance on the basis that the proposal is consistent with the Western City District Plan, and Campbelltown Local Strategic Planning Statement. 
Direction 3.3 Home Occupations
The planning proposal is inconsistent with this direction as planning proposals must permit home occupations to be carried out in dwelling houses without the need for development consent. It is proposed to rezone land to R4 High Density Residential and B4 Mixed Use. Home occupations are permitted in these zones, but require development consent.
The inconsistency is of minor significance as the existing zone R3 Medium Density Residential also requires development consent for home occupations. The issue relates to land use tables in the Campbelltown LEP 2015, and is not specific to this planning proposal.   
Direction 4.3 Flood Prone Land
This direction applies as the planning proposal seeks to create, remove or alter a zone or a provision that affects flood prone land. A precinct specific flood study has not been submitted with the planning proposal, however the Bow Bowing Bunbury Curran (BBBC) Creek Flood Study was adopted by Council in 2014, and the BBBC Floodplain Risk Management Study was adopted in 2019.These studies apply to the land covered by the planning proposal. 
The BBBC Flood Study identifies minor flooding occurring in the Minto precinct, with breakout flooding identified between Surrey Street and Minto Road observed in events as frequent as the 20% AEP. The majority of flooding in the 1% AEP event is contained within the road as shown below in Figure 6. 
The studies identify that flooding predominately affects the drainage reserves and streets. Consistent with these flood studies, Council have advised that the majority of flooding issues can be addressed when individual properties are redeveloped and managed with the construction of drainage infrastructure within the road reserve. 
[image: ]
Figure 6: 1% AEP Flood Event.
A planning proposal is inconsistent with this Direction as planning proposals must not rezone land from recreation to residential. The proposal also contains provisions that ‘permit a significant increase in the development of that land’ if the land is flood affected. The increase in heights up to 6 storeys could be considered as a significant increase in development potential of the site. 
A Gateway condition is proposed requiring consultation with NSW State Emergency Service and the Department’s Environment, Energy and Science division regarding flooding. It is recommended that this direction remains unresolved pending further consultation with relevant authorities.
Direction 4.4 Planning for Bushfire Protection
The objectives of this proposal are to protect life, property and the environment from bush fire hazards, by discouraging the establishment of incompatible land uses in bush fire prone areas, and encourage sound management of bush fire prone areas.
This direction applies to the proposal because bushfire prone land has been identified in the north eastern part of Victoria Park (Figure 7). Although this section is not subject to zoning changes, the Direction still requires consultation with the Commissioner of NSW Rural Fire Service (RFS) as the planning proposal affects bushfire prone land.  
Consistency with the Direction cannot be determined until Council undertakes consultation with the RFS.  
[image: ]
Figure 7: Bushfire prone land map.
Direction 6.2 Reserving Land for Public Purposes
This direction applies because the proposal seeks to rezone small sections of land reserve land within Erica Place and Erica Lane to SP2 Local Road Widening and rezone splay corners within the town centre to SP2 Local Road Widening (Figure 8). 
It will also rezone part of Victoria Park from RE1 Public Recreation to R3 Medium Density Residential Zone. This land will need to be reclassified from community to operational to enable the development of this land. 
As Council is the acquisition authority and has requested the change, then this direction is consistent with this direction. However, it is also recommended that Council contacts the affected landowners to advise of the proposed acquisition of their land. 
[image: ]
Figure 8: Existing and Proposed local road reservations.
Direction 7.12 Implementation of Greater Macarthur 2040
This direction is to ensure the development within the Greater Macarthur Growth Area is consistent with the Greater Macarthur 2040. In November 2018, the Department released the Greater Macarthur 2040: An Interim Plan for the Greater Macarthur Growth Area. The planning proposal is consistent with the direction as it implements the Minto Precinct Plan. 
4.5 State environmental planning policies (SEPPs)
The planning proposal is not inconsistent with any applicable SEPPs or deemed SEPPs.


SEPP 55 Remediation of Land
The objective of this SEPP is to promote the remediation of contaminated land to reduce the risk of harm to human health or any other aspect of the environment.
On 17 April 2020 the SEPP was amended to omit Clause 6 Contamination and remediation to be considered in zoning or rezoning. The SEPP is no longer applicable, and the planning proposal needs to be updated prior to exhibition to reflect this. 
5. SITE-SPECIFIC ASSESSMENT
5.1 Social
Heritage
The precinct contains an item of local heritage significance under Schedule 5 of Campbelltown LEP 2015 at 2 Kent Street Minto which is the location of Old St James Anglican Church.
The maintenance of the existing 9 m maximum building height to St James Anglican Church and the land adjoining the church to the north, east and south (a road is to the west) would ensure that future development adjacent to the building is at a compatible scale. Further clause 5.10 of Campbelltown LEP 2015 includes standard heritage provisions for the protection the heritage item.
Community Services
The precinct is well served by community facilities and infrastructure containing two schools, two childcare centres, four churches, a community centre, open space and playing fields.
The proposal has positive social outcomes as the anticipated increase population would both boost the economy and rejuvenate the liveability and safety of the town centre. The proposal is likely to increase pressure on these community services caused by a growing the population. To address these issues, Council is undertaking a Public Domain Study and a funding strategy for the provision of infrastructure which will identify the future demand and inform the supply of future public infrastructure in Precinct. 
Open space
Minto has large open space areas and a multitude of sporting complexes including Victoria Park and Murray Reserve which is proposed to be expanded to provide open space within 400m of most residents in the precinct. The proposal has identified that the precinct has the capacity to support the increase in residential population and is unlikely to have negative social outcomes.
Council has advised that a Public Domain study is yet to be completed. This study will inform the supply of community and public infrastructure required to support the predicted increase in residential population in the Precinct. Council will also prepare an infrastructure funding strategy for land acquisition, open space embellishment and urban domain enhancements following Gateway determination.
Expansion of Murray Reserve 
At present the Minto precinct has a deficit of accessible passive open space. The planning proposal includes the proposed rezoning of 10 Stafford Street, 14-20 Stafford Street, 5-11 Blanche Street and 17 Phyllis Street to RE1 to allow for their acquisition by Council to expand the size of Murray Reserve (Figure 10). It is noted the reserve is also used as an overland flow path which would remain on the site and potentially expanded to manage existing flooding issues within the locality. The proposed acquisition of these properties would expand Murray Reserve to approximately 7,500m².
However, it is noted that these parcels are not identified on the proposed Land Reservation Acquisition Map. 
[image: ]
Figure 10: Proposed expansion of Murray Reserve.
Reclassification of Police Citizens Youth Club and part of Victoria Park
The planning proposal seeks to reclassify land at the Police Citizens Youth Club and within Victoria Park from Community to Operational. It will also rezone some of this land from RE1 Public Recreation to R3 medium Density Residential to allow this land to be sold (Figure 11) (Attachments H-J). The land identified as RE1 proposed for rezoning is not used as active open space and is interspersed with residential properties. The proposed reclassification of land would lead to the loss of 2.94 hectares of public open space at Victoria Park (0.53 hectares of which is car parking).
Despite the loss of this section of Victoria Park, the funds raised from the sale of the land will fund the provision of active sporting facilities within the remaining 9 hectares of Victoria Park. In addition, the funds will be able to be partly fund the expansion of Murray Reserve from 0.2 hectares to 0.75 hectares and its revitalisation as an area of passive open space serving the entire Minto Urban Renewal Area. When this is taken into consideration, the net loss of public open space across the precinct would be 2.39 hectares, but this would be offset by the revitalisation of 9.55 hectares of existing and future public open space.
With regard to the PCYC site, whilst this land is classified as Community land, the site is leased to PCYC who control the site’s access and operations, and is not available for the general community to use. Classifying the land as Operational would allow greater flexibility for Council and the tenant (PCYC) to renegotiate the lease if needed without Ministerial approval. Council has no plans to sell the PCYC site.
[image: ]Part of Victoria Park to be rezoned
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Figure 11: PCYC and Victoria Park sites.
5.2 Environmental
Biodiversity
The precinct contains small areas of bushland within residential and open space land. Development on these sites would be subject to the provisions of the Biodiversity Conservation Act 2016, Campbelltown LEP 2015 and Campbelltown Sustainable City Development Control Plan 2015.
It is recommended that Council further consult with Environment, Energy and Science (EES) in relation to the vegetation on the sites following the issue of Gateway determination
Flooding
Council have identified that the subject area includes areas of flood prone land. 
Council’s Floodplain Management Plan has identified no major unmanageable flooding issues for the Minto precinct. An upgrade of drainage infrastructure within Murray Reserve is required. Drainage works will be required within the public road for the proposed R3 zone at Victoria Park. To assess the potential impacts on flood behaviour or drainage pattern it is recommended that the EES and State Emergency Services (SES) be consulted during the exhibition period.

Traffic and Transport
The traffic and transport network will continue to come under considerable pressure from redevelopment within the precinct, as well as population growth in the wider district.
It is noted that the proposed rezoning will create additional travel demands on the road and transport networks in and around the Minto precinct. These need to be investigated through Traffic and Parking Assessment, which will consider travel patterns and behaviour in the area and recommendations for future improvements. 
Council has advised that a Traffic and Parking Assessment will be undertaken as an additional study post-Gateway. This is supported. 
It is also recommended that Council consult with Transport for NSW on the scope for the Traffic and Parking Assessment following Gateway determination. This has been included in the letter to Council. 
Urban Design
A master plan is proposed to be prepared as part of the preparation of a site specific DCP for the Minto precinct and urban design analysis to formulate appropriate development standards and qualifying site area and block depths. 
FSRs for the areas zoned B4 mixed use including minimum FSR for retail/commercial development will need to be further refined for alignment with the master plan Site Specific DCP as part of this process. 
5.3 Economic
The Glenfield to Macarthur Urban Precincts Strategy identifies that the Minto precinct currently suffers from a lack of commercial activity and a lack of variety in retail. The proposal will increase the local population which will contribute to increased commercial activity and retail variety the Minto town centre.
5.4 Infrastructure 
The site and potential uplift being sought highlights the importance of ensuring infrastructure provision and funding meets the demands of the future population of the proposed development. 
While the development will provide a range of services and facilities to serve the needs of the incoming population, future residents will require access to existing and new local and regional level infrastructure.
6. CONSULTATION
6.1 Community
Council proposes to undertake a community consultation period of 28 days. Given the wide-ranging nature of the proposal, this period is considered to be appropriate.
6.2 Agencies
Council has proposed to consult with the following agencies in regard to this proposal:
· Sydney Water;
· NSW Rural Fire Service;
· Transport for NSW;
· Environment, Energy and Science Group;
· NSW State Emergency Service; and 
· Relevant utility service providers.
7. TIME FRAME 

[bookmark: _Hlk524428927]Council has proposed a time frame of 13 months for the planning proposal to be finalised. However, a 12 month timeframe is recommended for the finalisation of the proposal.
8. LOCAL PLAN-MAKING AUTHORITY
[bookmark: _Hlk48149565]Council has not requested to be the local plan-making authority. As a SIC will apply to the area, it is recommended that Council not be granted the authority of the local plan-making.
9. CONCLUSION
The planning proposal is supported to proceed with conditions identified in this report. The proposal is supported as it:
· Implements the Glenfield to Macarthur Urban Renewal Corridor Strategy and Minto Precinct Plan; 
· Will contribute to urban renewal and economic revitalisation in Minto through new housing, jobs and increased commercial activity and retail variety; and
· Gives effect to the Western City District Plan, and Campbelltown LSPS.
10. RECOMMENDATION 
It is recommended that the delegate of the Secretary: 
1. Agree that the inconsistency with section 9.1 Directions 3.1 Residential Zones and 3.3 Home Occupations is of minor significance;
2. note that the consistency with section 9.1 Direction 4.3 Flood Prone Land; and 4.4 Planning for Bushfire Protection is unresolved pending the outcome of further studies and consultation with relevant authorities.
It is recommended that the delegate of the Minister determine that the planning proposal should proceed subject to the following conditions:
1. Prior to public exhibition, the planning proposal is to be amended as follows:
(a) complete the following studies and update the planning proposal in accordance with:
i. Traffic and Parking Assessment; 
ii. Public Domain; 
iii. Preliminary investigation of the land carried out in accordance with the contaminated land planning guidelines; 
iv. Site Specific DCP including a master plan; 
v. Urban design analysis to formulate appropriate development standards in relation to FSR including minimum FSR commercial/retail floorspace, qualifying site area and block depths; and 
vi. funding strategy for the provision of infrastructure including land acquisition, open space embellishment and urban domain enhancements;
(b) identify the number of additional dwellings and jobs facilitated by the proposed amendments; 
(c) ensure all subject land required to be acquired for local road widening and open space purposes are identified on the Land Reservation Acquisition Map; 
(d) consult the NSW Rural Fire Service prior to public exhibition in accordance with section 9.1 Direction 4.4 Planning for Bushfire Protection and address any comments from this agency; and 
(e) update the consistency of the planning proposal with the relevant section 9.1 Directions as outlined in this report. 
2. [bookmark: _Hlk49335107]Council is to inform all landowners affected by the proposed land reservation acquisition in writing about the exhibition of the proposal, outlining the effect of the proposed acquisition. 
3. The planning proposal should be made available for community consultation for a minimum of 28 days. 
4. Consultation is required with the following public authorities:
· Sydney Water;
· NSW Rural Fire Service;
· Transport for NSW;
· Environment, Energy and Science Group;
· NSW State Emergency Service; and 
· Relevant utility service providers.
5. The time frame for completing the LEP is to be 12 months from the date of the Gateway determination. 
6. Given the nature of the planning proposal, Council should not be authorised to be the local plan-making authority to make this plan. 
[image: ][image: ]
Dylan Meade	Adrian Hohenzollern 
Acting Manager Western	Director, Western

Assessment officers: Wesley Nie, Sebastian Tauni 
Western
Phone: 9860 1543
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