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COUNCIL RESOLUTION

EXTRACT FROM MINUTES

13 OCTOBER 2014

DISCLOSURES OF INTERESTS

Councillor Martin declared a non-significant conflict of interest in ltems 6, 7
and 12 as they all relate to Planning Proposals which will go, or have
already been to the Department of Planning and Environment and she is
employed by that Department.

ITEM 6 - DRAFT PLANNING PROPOSAL: STAGE 3 WEST DAPTO
URBAN RELEASE AREA

ofo]8] ' [of [ Sy E e HURR[0])| - RESOLVED UNANIMOUSLY on the motion
of Councillor Curran seconded Councillor Crasnich that —

A draft Planning Proposal be prepared to:

1

a

Rezone the Stockland Residential Development lands being
Lots 1, 2 and 3 DP 810104, located between Brooks Reach and
Cleveland Road, from RU2 Rural Landscape to a mix of R2 Low
Density Residential, E4 Environmental Living, E3 Environmental
Management and E2 Environmental Conservation with
associated changes to the Floor Space Ratios and Minimum Lot
Size (Heights remain unchanged).

Include updated flood information from the Mullet Creek Flood
Extension Study (2010) in the Flood Planning maps for Stages 1
to 4 of the West Dapto Urban Release Area.

Update the Land Reservation Acquisition Map - to show
Cleveland Road widening to reflect the future Type 3, two lane
Collector Road — Minor (Bus Route) totalling a width of 20.4m.

Include model Clause 4.1C to assist in the efficient delivery of
integrated housing.

The draft Stage 3 Planning Proposal be referred to the NSW
Department of Planning and Environment for a Gateway determination
and if endorsed exhibited for a minimum period of 28 days. The
Gateway be requested to issue an 18 month timeframe and require the
proponent to prepare the following information for the Stockland lands
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prior to formal exhibition:

a Draft Neighbourhood Plan to enable the community to consider
the proposal,

Aboriginal Heritage Assessment;
Non-indigenous Heritage Assessment;

Flora and Fauna Assessment;
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A water and sewerage servicing strategy that addresses Sydney
Water’'s concerns about the capacity and ability to service; and,

f Stormwater Assessment Management and Infrastructure Plan
that addresses concerns identified in Wollongong City Council’'s
Lake lllawarra Catchment Stormwater Management Plan and
other relevant Studies, including stormwater harvesting and reuse
to minimise the impact on Lake lllawarra.

Stockland be advised that the development is to access via Bong
Bong Road, and access to Cleveland Road is denied unless Stockland
design and upgrade Cleveland Road to Council’'s standards, and not
expect reimbursement until at least 2030, as indicated in the West
Dapto Section 94 Development Contribution Plan.

The other land owners affected by the original Planning Proposal
request be advised that Council does not have sufficient information to
pursue the rezoning of their properties at this time.

A separate draft Planning Proposal be prepared to rezone the land
located north of proposed Lot 1528 (currently known as Lot 1
DP 549692) and proposed Road No 05 in the Hayes Lane West
precinct from E3 Environmental Management to R2 Low Density
Residential with a Minimum Lot Size of 300m?, Floor Space Ratio of
0.5:1, maximum building height of 9m (no change) and adjusting the
flood risk restriction to the northern side of proposed Road No 05.

The draft Housekeeping Planning Proposal be referred to the NSW
Department of Planning and Environment for a Gateway determination
and if endorsed exhibited for a minimum period of 14 days.

Council requests authority for the General Manager to exercise plan
making delegations in accordance with Council’'s resolution of
26 November 2012, for both Planning Proposals.
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REF: CM241/14 File: PP-2014/1

L 'DRAFT PLANNING PROPOSAL: STAGE 3 WEST DAPTO URBAN
RELEASE AREA

A draft Planning Proposal request has been submitted on behalf of
Stockland Residential Development Pty Ltd (Stockland) to rezone land between Bong
Bong Road and Cleveland Road, West Dapto for residential development. The land
forms part of Stage 3 West Dapto Urban Release Area. The draft Planning Proposal
request seeks to rezone approximately 270 hectares of land from RU2 Rural Landscape
and E3 Environmental Management zones to a mix of residential, business and
environmental zones, generally in accordance with the West Dapto Vision to provide
residential development and support to the future Bong Bong Town Centre.

This report presents the preliminary assessment of the draft Planning Proposal and
recommends that Council resolve to prepare a draft Planning Proposal for only the part
of the precinct owned by Stockland (approximately 111ha) as sufficiently detailed
information is available for this area. It is recommended that the rezoning of the
balance of the precinct not be progressed at this time. It is also recommended that a
minor boundary adjustment occur between the E3 Environmental Management and R2
Low Density Residential zone on the northern side of Bong Bong Road within the Hayes
Lane West precinct to allow one additional residential lot (currently Lot 1 DP 549652). It
is recommended that the draft Planning Proposals be referred to the NSW Department
of Planning and Environment for a Gateway determination, submission of additional
information and then exhibition.

RECOMMENDATION
1 A draft Planning Proposal be prepared to:

a  Rezone the Stockland Residential Development lands being Lots 1, 2 and 3
DP 810104, located between Brooks Reach and Cleveland Road, from RU2
Rural Landscape to a mix of R2 Low Density Residential, E4 Environmental
Living, E3 Environmental Management and E2 Environmental Conservation
with associated changes to the Floor Space Ratios and Minimum Lot Size
(Heights remain unchanged).

b Include updated flood information from the Mullet Creek Flood Extension
Study (2010) in the Flood Planning maps for Stages 1 to 4 of the West Dapto
Urban Release Area.

c Update the Land Reservation Acquisition Map — to show Cleveland Road
widening to reflect the future Type 3, two lane Collector Road — Minor
(Bus Route) totalling a width of 20.4m.

d Include model Clause 4.1C to assist in the efficient delivery of integrated
housing.
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2

The draft Stage 3 Planning Proposal be referred to the NSW Department of
Planning and Environment for a Gateway determination and if endorsed exhibited
for a minimum period of 28 days. The Gateway be requested to issue an 18 month
timeframe and require the proponent to prepare the following information for the
Stockland lands prior to formal exhibition:

a  Draft Neighbourhood Plan to enable the community to consider the proposal;
Aboriginal Heritage Assessment;

Non-indigenous Heritage Assessment;

Flora and Fauna Assessment; and

A water and sewerage servicing strategy that addresses Sydney Water's
concerns about the capacity and ability to service.
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Stockland be advised that the development is to access via Bong Bong Road, and
access to Cleveland Road is denied unless Stockland design and upgrade
Cleveland Road to Council's standards, and not expect reimbursement until at
least 2030, as indicated in the West Dapto Section 94 Development Contribution
Plan.

The other land owners affected by the original Planning Proposal request be
advised that Council does not have sufficient information to pursue the rezoning of
their properties at this time.

A separate draft Planning Proposal be prepared to rezone the land located north of
proposed Lot 1528 (currently known as Lot 1 DP 549692) and proposed Road
No 05 in the Hayes Lane West precinct from E3 Environmental Management to R2
Low Density Residential with a Minimum Lot Size of 300m?, Floor Space Ratio of
0.5:1, maximum building height of 9m (no change) and adjusting the flood risk
restriction to the northern side of proposed Road No 05.

The draft Housekeeping Planning Proposal be referred to the NSW Department of
Planning and Environment for a Gateway determination and if endorsed exhibited
for a minimum period of 14 days.

Council requests authority for the General Manager to exercise plan making
delegations in accordance with Council’s resolution of 26 November 2012, for both
Planning Proposals.

ATTACHMENTS

~NoO b~ WN--

Location Map

Current Zoning Map

Submitted Zoning Plan (Proponent)

Town Centres Review Urbacity

Visual Impact Assessment

Escarpment area (50m RL)

Proposed Zones, Minimum Lot Size and Floor Space Ratio Maps
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8  Proposed Flood Map
9  Proposed Land Acquisition Reservation Map

REPORT AUTHORISATIONS

Report of: Renee Campbell, Manager Environmental Strategy and Planning
Authorised by: Andrew Carfield, Director Planning and Environment — Future City
and Neighbourhoods

BACKGROUND
WEST DAPTO RELEASE AREA

In 2006, Council endorsed the West Dapto Vision, Local Environmental Study, draft
Local Environmental Plan and draft Development Control Plan for exhibition. The
documents were exhibited from December 2007 to April 2008. After the exhibition
period, Council requested that the Minister for Planning make available the (then) NSW
Growth Centres Commission (GCC) to review key aspects of the release area.

On 16 December 2008, Council considered a report on submissions and the Growth
Centres Commission report which highlighted concerns relating to the viability and
affordability of the release area, cost and timing of infrastructure development, access,
flooding, riparian corridors and staging. Council endorsed the GCC’s recommendations
and resolved to refer the draft Local Environmental Plan for Stages 1 and 2, Dapto
Town Centre and Horsley to the NSW Department of Planning for approval. The
instrument was renamed to Wollongong Local Environmental Plan (West Dapto) 2010
and was approved by the Minister for Planning on 5 May 2010.

The remaining lands (including the subject site) were deferred to coincide with the
recommendation of the GCC to promote effective development through the use of
staging. This land is currently zoned under the Wollongong Local Environmental
Plan 2009.

The West Dapto Urban Release Area covers an area of approximately 4,700 hectares
and is currently proposed to provide an additional 17,000 dwellings and 183 hectares of
employment land when fully developed. The number of dwellings may increase when
the Planning Proposal for Yallah-Marshall Mount is finalised.

West Dapto is the last remaining area for large scale urban development in the
Wollongong Local Government Area. The area has been identified by the NSW
Department of Planning and Environment as a priority urban release area which will
contribute housing supply for the expected population growth. The development of
West Dapto draws upon principles of economic, social and environmental sustainability.
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Planning Proposal Request

A draft planning proposal request was submitted by consultants on behalf of Stockland
Residential Development (Stockland) for the rezoning of the northern part Stage 3
(between Brooks Reach and Cleveland Road) in December 2011. The south side of
Cleveland Road is not included in the current proposal.

The proponent was requested to provide the following additional information:
- Preliminary Flora and Fauna assessment;

- Current flooding constraints on future residential land;

- Phase 1 Contamination Study;

- Aboriginal Archaeological and Cultural Heritage Assessment;

- Draft Zoning Plan;

- Draft Neighbourhood Plan; and

- An interim Access Strategy (noting that at that stage Council had not resolved to
progress the Fowlers Road — Fairwater Drive link).

The draft planning proposal request was re-submitted again in January 2014. The
request was almost identical to the 2012 request, but was accompanied by the following
studies:

o Preliminary Flora and Fauna Assessment prepared by Hayes Environmental;
o Flood and Riparian Corridor Study prepared by Cardno; and

o Stage 1 Environmental Site Assessment prepared by JBS Environmental.

The proponent advised that the proposal should be assessed based on previous work
undertaken in the Council’'s West Dapto Local Environmental Study (2006), and further
the site specific aboriginal archaeological and cultural heritage assessment can be
deferred until a Gateway determination is sought.

The proponent has not provided a concept plan or a draft neighbourhood plan, advising
that these will be developed later in the planning process. This has meant that they
have not provided an anticipated development yield or future population estimate.

In terms of the Interim Access Strategy, the proponent advised that now that Council
had resolved to pursue the Fowlers Road — Fairwater Drive link no further details on
flood free access were necessary.

The requested rezoning precinct comprises 11 properties covering approximately
264 hectares of land lying between Bong Bong Road and Cleveland Road, West Dapto
(Attachment 1). The precinct comprises 11 different land holdings, as follows:
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Land Property Details Area Owner Current Zone(s)
Holding (ha)
1 Lot 1 DP 810104 45.9 Stockland RU2 Rural Landscape
E3 Environmental Management
Lot 2 DP 810104 6.3 Stockland RU2 Rural Landscape
3 Lot 3 DP 810104 58.6 Stockland RU2 Rural Landscape
E3 Environmental Management
4 Lot 1 DP 730326 20.9 Private RUZ2 Rural Landscape
5 Lot 2 DP 730326 20.1 Private RU2 Rural Landscape
6 Lot 59 DP 1125379 16.2 Private RU2 Rural Landscape
7 Lot 1 DP 156208 18.2 Private RU2 Rural Landscape
8 Lot 1 DP 532391 38.8 Private RUZ2 Rural Landscape
9 Lot 200 DP 803810 19.6 Private RU2 Rural Landscape
E2 Environmental Conservation
10 Lot 3 DP 532391 18.7 Private RUZ2 Rural Landscape
11 Lot 10 DP 235743 0.4 Private RU2 Rural Landscape
Total 263.7

In addition, Council officers considered the following additional properties located south of Reed
Park:

Land Property Details Area Owner Current zone(s)
Holding (ha)
12 Lot 200 DP 1175709 11.5  Council RU2 Rural Landscape
13 Lot 201 DP 1175709 5.3 Council RU2 Rural Landscape
E2 Environmental Conservation
14 Lot 202 DP 1175709  24.9 Trustees of The = RU2 Rural Landscape
Roman Catholic = E2 Environmental Conservation
Diocese
15 Lot 203 DP 1175709 9.9 Trustees of The @ RU2 Rural Landscape
Roman Catholic = E2 Environmental Conservation
Diocese
16 Lot 1 DP 220843 3.0 Council RU2 Rural Landscape

(former tramway) E2 Environmental Conservation
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The topography of the precinct varies from flat in the eastern parts through to undulating
areas in the centre, with the western parts of the site being steep and extending into the
foothills of the lllawarra Escarpment.

The precinct is currently zoned under Wollongong Local Environmental Plan 2009 as a
combination of RU2 Rural Landscape and E3 Environmental Management
(Attachment 2 and table above). The land is being used for grazing and rural-residential
development. The majority of landholders are anticipating future urban development.
The suburb of Horsley is located to the north east of the site which has already been
subject to urban development and is in advanced stages of construction. Brooks Reach
is a recently approved subdivision that adjoins the site, with the construction of housing
well progressed, with some 360 lots released. The site also adjoins the location of the
proposed Bong Bong Town Centre, zoned for commercial purposes.

The precinct is bisected by a number of watercourses flowing in easterly and southern
directions from the escarpment. Cleveland Road in part follows a ridge line which
creates northern and southern catchment and servicing areas, although the western
part of the site does drain to the southern Mullet Creek catchment.

Much of the site has been cleared of vegetation for agricultural practices, with the
exception of a small pocket of lllawarra Lowlands Grassy Woodland on Lot 200
DP 803810 towards the eastern part of the site and a section of dense vegetation to the
western end of the site which adjoins to the lllawarra Escarpment Conservation Area.

There are a number of dwellings scattered throughout the precinct along with various
farm related infrastructure such as sheds, fences and access roads. Four high voltage
overhead power lines run through the site in a north/south direction. The Jemena
Eastern Gas Pipeline also traverses the eastern part of the site in a north south
direction. A large volume of coal washery reject is located in close proximity of the
proposed Bong Bong Town Centre. Existing infrastructure can be extended and
augmented to serve the subject site, including Bong Bong Road and Cleveland Road
upgrades, water supply, sewerage, electricity, telephone and gas utilities available for
extension.

The draft planning proposal request was placed on preliminary notification between
10 February and 21 February 2014. Council received three submissions; one from
Sydney Water and two from local residents. The comments received are addressed
later in the report.

A Council briefing on the Planning Proposal request occurred on 16 June 2014.

The Department of Planning and Environment have advised that a Pre-Gateway Appeal
has been lodged on behalf of Stocklands, as Council has not determined the Planning
Proposal request within 90 days. The Department has sought Council’s input into the
Pre-Gateway Appeal process. Following the meeting, Council officers will advise the
Department of Council’s resolution.
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PROPOSAL

The draft planning proposal request seeks to rezone approximately 264 hectares of land
between Bong Bong Road and Cleveland Road, West Dapto for residential purposes.
An additional five properties (54.6ha) south of Reed Park was also considered. The
proponent has proposed that the draft zoning generally follow the original West Dapto
Master Plan for Stage 3 acknowledging that some minor adjustments would be required
(Attachment 3). The proponent notes the objectives of the draft planning proposal are:

- Assist in meeting dwelling targets of the lllawarra Urban Development Program;

- Provide critical mass population to support the development of the Bong Bong
Town Centre;

- Water Management — manage flood water and drainage to catchment basins;

- Access — extension of Bong Bong Road, upgrade of Cleveland Road and establish
north-south connections between the roads:

- Development of infrastructure and services (electricity, water, sewer, NBN, gas);
and

- Support greater housing choice and affordable housing.

The draft zoning plan submitted by the proponent is based on the original Council
master plan from 2007 and indicates:

- The extent of proposed low density residential land shown by the R2 area.

- The riparian corridors and environmental areas shown as zones E3 Environmental
Management and RU2 Rural Landscape.

- Three neighbourhood centres zoned B1 Local Centre, including a medium density
zone to support the Fowlers Road Village Centre.

- An E2 Environmental Conservation zone over remaining area in the far western
end of the subject area at the foothills of the escarpment.

The key aim of the draft planning proposal request was to support the West Dapto
Master Plan, particularly in regard to housing supply and the viability of Town and
Village Centres.

From a Council officer view, the 2007 plans are now out-of-date, as a consequence of:
° The GCC review, recommendations and changes to strategies;
o Updated flood risk information;

o Updated Biodiversity information, including the progression of the Biodiversity
Certification strategy;
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) Review of town centre locations;
e Changes to the Access Strategy; and
o Review of lot sizes in West Dapto to provide housing diversity.

It is somewhat disappointing that the proponent just submitted historic information
without considering more recent data. Accordingly, Council officers have been required
to assess the submitted information and update it to reflect current information. This
included a re-assessment of the land capability for development and the overall review
of the proposed master plan zoning scheme to ensure that land zoned for development
was capable of supporting development at development application stage. A visual
assessment was also undertaken. This has lengthened the time taken to assess the
Planning Proposal request.

Assessment of Key Issues:
Town Centres

The draft planning proposal nominates three town centres as per the exhibited 2007
West Dapto Vision, namely the Fowlers, Cleveland and Purrunguily neighbourhood
centres. However, the West Dapto Vision/Master Plan particularly the town centres
have undergone several studies and evolutions since 2007. Council has established
that there was need to refine the town centre locations and engaged Urbacity in 2012
and 2014 to review of the town centres in West Dapto Stage 3 and 4 (Attachment 4).
The 2012 review recommended the removal of the Purrungully neighbourhood centre
because the centre was no longer considered viable. The 2014 review recommends the
retention of the Fowlers Neighbourhood Centre, but in a slightly different position, and
the removal of Cleveland Road Neighbourhood Centre because the centre is
compromised by its close proximity to Bong Bong Town Centre.

Accordingly, the 2007 zoning plan submitted by the proponent needs to be amended to
reflect the more recent town centre reviews. The town centre review has implications
for local employment opportunities, although it is questionable as to whether the centres
were going to be viable and produce employment opportunities. In addition, the town
centre review may result in the location of some collector roads being shifted and the
traffic implications of both the realignment and changing employment opportunities need
to be assessed.

It is recommended that the town centre locations be deferred from the planning proposal
to allow a more detailed review to occur.

Visual Impact Assessment

The western precinct is both within the West Dapto Release Area and the area covered
by the lllawarra Escarpment Strategic Management Plan. This overlap can create
conflict between the competing objectives of providing housing opportunities and
conservation outcomes, although both objectives can be met.
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The draft planning proposal request did not address the lllawarra Escarpment Strategic
Management Plan and was not accompanied by a Visual Impact Assessment that would
help determine the appropriate locations of development footprint. In addition there
were no clear environmental improvements identified as part of the draft planning
proposal.

A Visual Impact Assessment was prepared by Council officers to determine the level of
impact (Attachment 5).

The lllawarra Escarpment is a prominent feature in the West Dapto Urban Release Area
and should be conserved to provide benefits for all residents, including protecting
biodiversity, offering expansive views and providing a unique character to this urban
release area. It is noted that pressure for urban development will certainly change
aspects of the landscape at West Dapto as the area transitions from a predominantly
rural landscape to a suburban landscape.

For the purpose of the report the Escarpment was taken to be the 50m (above sea level
contour as defined in the lllawarra Escarpment Strategic Management Plan and with
reference to the lllawarra Escarpment Land Use Review Study.

Caution needs to be exercised where this definition is used as a mechanism to assess
visual impacts, as development impacts vary according to topography, vegetation and
street and development design. Considerable amounts of development in many
suburbs of Wollongong have been built above the 50m RL, with varying levels of visual
impact. In this context, it is considered that this definition is quite conservative; however
as a new release area West Dapto is required to be developed consistent with
contemporary principles that protect the visual and environmental values of the lllawarra
Escarpment. The varied topography of the alluvial plains also needs to be considered —
some areas of the floodplain quite disconnected from the Escarpment formations also
sit at or above 50m RL. Therefore, blanket assumptions about impacts based upon
whether development is situated above or below the 50m RL may not be sufficient to
assess actual visual impacts and deeper investigation, such as that described within this
study, is required to assess impacts from important viewpoints.

The Stage 3 Planning Proposal includes land within the lllawarra Escarpment as defined
by the lllawarra Escarpment Strategic Management Plan (ie land above the 50m RL,
shown in purple on the map) and Wollongong Local Environmental Plan 2009 (the
legally adopted boundary line as shown in yellow on the map) refer to Attachment 6.

As a result of the Stage 3 Planning Proposal and development associated with the West
Dapto Urban Release, the landscape will change significantly from rural outlook to low
density residential suburbia. This will see the development of residential and
commercial infrastructure on currently vacant land with the exception of flood prone land
and riparian corridors which will not be developed. The extent of this development
includes an area within the escarpment as defined by the IESMP. This area is defined
by locations of 50m above sea level and was not intended to be used as a planning
guideline. Planning constraints within the Escarpment are largely based around
vegetation and topography which can often influence the visual impact of development.
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The effects of the visual impact are assessed against the criteria outlined in the Illawarra
Escarpment, Visual Quality Analysis of the Escarpment Scenic Values, March 2007,
HLA Sciences report.

As identified in the report prepared by Council officers, accepting that residential
development in West Dapto is inevitable the planning proposal will have limited impacts
on the visual quality of the Escarpment, which are not considered unreasonable.

However, due to the planning proposal’s location within and bordering the lllawarra
Escarpment, a number of additional planning measures should be considered to ensure
this low visual impact can be achieved. Much of the development is proposed to take
place on the alluvial plains and restricted to the cleared sections of the lower foothills.
To maintain low visual impacts, E2 Environmental Conservation zones should be
established over existing high ecological and aesthetic valued environments.
E3 Environmental Management zones should be established within riparian corridors as
these non-developed areas will soften the visual impacts of the proposed development
by breaking up the built form. Also suggested for areas of high visual integrity (partially
cleared foothills whose remaining vegetation is continuous with the Escarpment) is an
increase lot size as proposed development climbs into the lower foothills and becomes
more visible from key viewpoints in the surrounding area due to topography.
Development should remain within the existing cleared lands of the lower foothills at
areas which have a low gradient and not extend into ecologically significant vegetation.
E4 Environmental Living zones should also be considered in the higher cleared slopes
of the planning proposal which adjoin the E2 Environmental Conservation and
E3 Environmental Management zones to retain an overall low impact.

Another important consideration is the quality of the built form and the appreciation it
has for the surrounding area. This will require street trees, quality landscaping,
parklands, consistent building heights and materials to soften the visual impact and
provide a smooth transition from the developed area and the high quality scenic value
areas of the escarpment.

It is recommended that the submitted Planning Proposal be amended by increasing the
E2 Environmental Conservation and E4 Environmental Living land on the western
boundary to reflect the topography and visual sensitivity of the landscape.

Biodiversity

The proponent submitted a preliminary Flora and Fauna Study prepared by Hayes
Environmental. The report stated that the proposed zoning plan was sensitive to the
biodiversity constraints and opportunities on the site. It highlighted that:

o A broad riparian corridor would be retained along the main east-west creek line
within the site as E3 Environmental Management and RU2 Rural Landscape
zones.

o The riparian corridor would connect to the south eastern corner of the Purrungully
Woodland reserve.
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o The primary constraint area of vegetation in the far west and north-eastern part of
the site would be retained and protected within the E2 Environmental Conservation
zone.

e The far eastern part of the site which consists of low lying land between two creek
lines would be zoned E3 Environmental Management.

o The majority of the site would be zoned R2 Low Density Residential with several
B1 Local Centre zones which would result in the loss of small isolated patches of
secondary constraints within the site. It is anticipated that these could be offset.

Council officers have reviewed the report and recommended the following:

. E3 Environmental Management zone should be applied to the riparian corridors not
RUZ2 Rural Landscape.

. As a minimum the 1 in 100 year flood line should be zoned E3 Environmental
Management however where there is vegetation Council is seeking to include this
into the E3 Environmental Management zone to allow for conservation outcome
through Bio-certification.

J Service easements should be zoned with a special use zone rather than the
residential zones.

. Flora and Fauna work should be used to determine the development zones.

o The report submitted is insufficient as it does not look at mitigation or offsetting for
vegetation loss.

Council on 23 June 2014 endorsed the progression of the bio-certification for the West
Dapto Urban Release Area. Generally the modified zoning map prepared by Council
officers provided in Attachment 7 has regard for the preliminary boundaries between
conservation and development areas determined as part of the bio-certification process.
The riparian corridors have been modified to E3 Environmental Management zones this
includes the flood affected lands. Service easements are unlikely to have special zones
applied.

However, it is recommended that the proponent undertake a Flora and Fauna
Assessment that considers offsetting as part of the Gateway determination process to
inform the final zoning plan for Lot 1, 2 and 3 DP 810104.

It is recommended that the submitted Planning Proposal be amended by rezoning
riparian corridors to the E3 Environmental Management zone as per the remainder of
West Dapto Stages 1 and 2 reflecting both vegetative and 1 in 100 constraints as well
as consideration for Biocertification outcomes.

Flooding

The proponent submitted a Flood and Riparian Corridor Study prepared by Cardno that
shows the current flood behaviour on Lot 1, 2 and 3 DP 810104 owned by Stockland.



N7
wollongong

Ordinary Meeting of Council 13 October 2014 40

These areas represent the 1 in 100 year flood event and are generally consistent with
Council’s findings for the Mullet Creek Flood Study and Mullet Creek Flood Extension
Study. Land within the 1 in 100 year flood level is considered unsuitable for residential
development and have therefore been captured as part of the riparian corridor and
zoned E3 Environmental Management.

The Mullet Creek Flood Study and Mullet Creek Flood Extension Study show land to the
east of Brooks Reach as being within the 1 in 100 year flood level. The West Dapto
vision envisaged a cut and fill strategy to manage flooding and increase the
development area, similar to what has occurred in Brooks Reach. An updated flood
study has not been submitted for the non-Stockland properties. Until a strategy has
been developed and modelled, it would not be appropriate for the rezoning of lands
within the 1 in 100 year flood level to be rezoned to permit residential development.
Accordingly, it is recommended that the Planning Proposal be amended to only cover
the Stockland lands, which is subject to a detailed flood study.

The Wollongong LEP 2009 Flood Map only applies to Stages 1 and 2 of the West Dapto
Release Area, which reflects the Flood Map in the previous Wollongong LEP (West
Dapto) 2010. This can cause confusion as it could be interpreted as some properties
are not flood liable. Additionally, the flood map reflects the original 2009 Muliet Creek
Flood Study and not the more recent Mullet Creek Flood Extension Study (2011). The
Mullet Creek Flood Extension study was exhibited in 2012 with the West Dapto Merger
LEP Planning Proposal. No comments were received. As the rezoning of part of
Stage 3 is being considered, it would be appropriate to update the Flood Map in the LEP
to reflect the more recent information in the entire catchment. The update should also
reflect the subdivision works within the Brooks Reach development which have modified
the flood behaviour.

Accordingly, it is recommended that the Wollongong LEP 2009 Flood Map be updated
to reflect the Mullet Creek Flood Extension Study (2011) for the whole of the Mullet
Creek catchment in the West Dapto Release Area (ie Stages 1 to 4) (Attachment 8).

Traffic

The proposed rezoning will allow for a north-south connection between Bong Bong
Road and Cleveland Road which will have a number of access benefits.

As noted, the proponents did not submit a traffic report. An initial assessment by
Council officers indicates that the Council proposed future road network provides
adequate capacity for Stage 3 West Dapto provided that the Fowlers Road — Fairwater
Drive link proceeds.

Cleveland Road is currently a narrow two lane wide country road, and is not designed
for large traffic volumes. Cleveland Road is proposed to be a two lane Collector Road —
Minor Bus Route, with shared paths; however it is not scheduled to be upgraded until at
least 2030. The widening will require land acquisition to widen the road reserve and the
relocation of services (there is power lines on both sides). There is concern that the
development will increase traffic volumes on Cleveland Road, especially trying to
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access the High School, and the Fowlers Road — Fairwater Drive link, which will lead to
demands for the upgrading to be brought forward, and affect the West Dapto Section 94
Plan and cash flow.

There are two options to minimise the risk:
o Not allow the development to access Cleveland Road until it has been upgraded;

o Require Stockland to design and upgrade Cleveland Road now, and not reimburse
them from Section 94 until at least 2030, as per the current schedule in the
Section 94 Plan, it is estimated that funding for the road would be collected at a
rate of approximately $2 million per year from 2030 to 2047.

The bringing forward of the upgrading of Cleveland Road by Council though Section 94
now, is not considered a viable option, as Council is committed to funding the Initial
Access Strategy and the Fowlers Road — Fairwater Drive link over the next 10 years.

It is therefore recommended that access be denied from Cleveland Road unless
Stockland is willing to design and deliver the Cleveland Road corridor, and not be
reimbursed until 2030, as indicated in the Section 94 Plan.

Social Planning

Council’s Social Planner indicated support in principle for the small lots housing around
Bong Bong Town Centre. It is considered that no further information is required at this
stage.

Heritage

Aboriginal and non-indigenous heritage studies were not submitted with the proposal.
The proponent has indicated that they will prepare additional reports to consider the
potential heritage impacts (both Aboriginal and non-indigenous) further following the
Gateway determination process should the proposal proceed.

It is noted that the proposed development area has potential to impact on areas of
Aboriginal Heritage significance, and non-indigenous Heritage significance. There are
areas within the development site that have been identified as requiring additional
Aboriginal Heritage investigation. These will require further work to explore their
potential to contain Aboriginal sites.

The former Tramway Alignment which runs through part of the development area will
need to be considered as part of this documentation.

It is recommended that these additional reports be required to be submitted as soon as
possible for additional consideration. It is considered that the proponent should
undertake the additional reporting concurrent to Gateway determination process should
the proposal be supported. This could then be considered as part of a post exhibition
report where changes may be made if necessary to protect key heritage sites.
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Geotechnical

The proponent has not submitted a geotechnical assessment. There are potential
geotechnical issues in the western portions of Lots 1 and 3 DP 810104 and these are
likely to have significant constraints due to susceptibility to slope instability.

It is considered that these constraints can be effectively managed through the normal
application of DCP Chapter E12. These same lots are also subject to uncontrolled filling
with coal washery reject material. In this regard the proponent will be proposing some
variation to Chapter E19 Clause 4.4 for locations which will not be for residential
development which is in line with the original intent of the use of coal washery reject
material. This can be considered further once the development concepts for the
affected areas are more detailed.

Contamination

The proponent has submitted a Stage 1 Environmental Assessment prepared by
JBS Environmental which found that there is the potential for some contamination to be
present in limited areas of the site. However, the potential contamination is unlikely to
be of such a scale or occurrence that common remediation and/or management
techniques could not render the site suitable for the proposed uses. As such, the
potential for contamination to occur at the site is considered not to represent a
significant barrier to the future development of the site.

The report points out that the ‘The Planning Guidelines’ (DUAP/EPA, 1998) state:

‘Rezonings that cover a large area, for example, more than one property, usually
describe proposed land uses very generally both in type and location. This makes it
difficult for a planning authority to be satisfied that every part of the land is suitable for
the proposed use(s) in terms of contamination at the rezoning stage. In these cases,
the rezoning should be allowed to proceed, provided measures are in place to ensure
that the potential for contamination and the suitability of the land for any proposed use
are assessed once detailed proposals are made. However, if the rezoning includes the
identification of locations for sensitive uses, such as childcare centres, then it may be
appropriate to determine the suitability of the land in those locations at the rezoning
stage.’

Given that the Cleveland district comprises an area of approximately 270ha,
development of the proposed rezoning plan is anticipated to make general provisions,
rather than designate specific lots for future sensitive land uses. It is therefore
recommended that, where a risk of contamination exists, more detailed investigations
are undertaken as part of specific development proposals, and that provisions are
included in the planning instruments to require these investigations to be carried out.

The report recommends five actions for future development applications including:

1 Intrusive sampling, targeting areas of concern highlighted by the Preliminary ESA,
is required to assess potential contamination at high potential contamination risk
properties to provide an appropriate assessment of stockpiled material, soil and
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background soil concentrations and draw specific conclusions in relation to
suitability with respect to final land use;

2 Targeted assessment of potential contamination conditions is necessary in areas
of highest potential for impact on medium risk level properties. This is anticipated
to comprise former and current building locations and infrastructure with a broad
scale assessment in open areas or areas used for market gardening and pasture
for livestock;

3  Future sampling strategies for property assessments within the site should take
into consideration the size of future subdivisions and their respective lots. This is
of utmost importance where individual lots may be located wholly within areas
considered to be of potential high risk;

4  Hazardous materials audits should be completed on existing buildings proposed for
demolition to ensure appropriate management of materials during demolition
associated with future redevelopment activities; and

5 Subsequent to completion of future targeted investigations in areas of medium to
high potential for contamination impact, an evaluation of contamination risks is
required to be completed as per the requirements of EPA endorsed guidelines.
Where appropriate, implementation of a Remedial Action Plan and/or
Environmental Management Plan may also be required for the site to be
considered suitable for the proposed future use.

No additional information is required at this stage.
Water and Sewerage

Sydney Water has received Concept Application approval for the construction of water
and sewerage infrastructure throughout West Dapto and Project Approval to service
Stages 1 and 2 and the Brooks Reach development. The Stage 3 Stockland proposal
can be partially serviced by the Project Approval, but is also partially beyond the
approval.

In terms of water supply, Sydney Water have advised that the land can be serviced with
water via an extension of the water main along Bong Bong Road however some
elevated areas within the precinct may not be serviced by gravity and may require
boosting (likely installation of booster pumps).

In terms of sewerage, Sydney Water have advised that some of the land can be
serviced by Sewerage Pump-out Station (SPS) 1012 (located near Riverpark Way and
Fairwater Drive), however the proponent's report makes misleading and incorrect
statements about the capacity of SPS 1012. It is likely that there may be some limited
spare capacity at SPS 1012 but this will require either a pump upgrade and/or storage
upgrade. However spare capacity can only be determined and confirmed after detailed
planning investigation/assessment.
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The majority of Cleveland Precinct that cannot be serviced by SPS 1012 will drain to a
new sewer carrier which will be connected to the existing Port Kembla sewer carrier. At
this stage Sydney Water does not have any planning funds allocation or approval for
Stage 3 detailed planning works and servicing. Although the draft lllawarra Urban
Development Program Update Report 2014 forecasted certain dwellings (Stage 3 and 4
Cleveland and Huntley) to be developed. Subject to rezoning of Cleveland Precinct,
Sydney Water intends to seek approval for planning funds for 2015/16. This would
mean the delivery of required trunk works in 2017/18 subject to funding approval. This
Is assuming that initial works are just a water main extension and an upgrade to existing
SPS1012, the land is rezoned and there is adequate demand (DA approvals).

The options for Stockland are to either wait for the gravity main to be constructed along
Mullet Creek or install a rising main or tunnel to connect to the gravity system draining to
the Reed Creek pumping station.

The proponent should have further discussions with Sydney Water to clarify how the
precinct can be serviced.
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Draft Planning Proposal

The above evaluation indicates that there is insufficient information to progress the
rezoning of land outside of Stockland’s ownership. The main shortcomings were
outdated flood risk information for the eastern part of the precinct and lack of design
work and funding to deliver access from Cleveland Road to the wider Stage 3 area.
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Accordingly, it is proposed that only the following lots owned by Stockland be
progressed in the Planning Proposal to permit urban development at this time:

e Lot1DP 810104;
e Lot2DP 810104; and
e Lot3 DP 810104.

It is also recommended that the Flood Map be updated for the entire West Dapto
Release Areas (stages 1 to 4).

To progress the planning proposal, an updated draft zoning plan has been prepared for
the Stockland land only in Stage 3 of West Dapto (Attachment 7).

The modifications to the submitted rezoning proposal include:

o R2 Low Density Residential zone around the Bong Bong Town Centre will have a
minimum lot size of 300m.

o RU2 Rural Landscape zone applied to the riparian corridors is now an
E3 Environmental Management zone this includes land subject to the 1 in 100 year
event.

o E4 Environmental Living zone has been applied to provide a buffer to the
escarpment land and to reflect the development potential of the land which is
steeply sloping and not suitable for small lots.

Lot Size: The draft planning proposal requests smaller lots of 300m? be considered for
residentially zoned land within a radius of 800m for town centres and 300m for villages
including Bong Bong Town Centre, Cleveland village and Fowlers Road village for this
site. The distance is consistent with the Growth Centre Commissions report and as the
town centre is not yet established, greater population density will assist in encouraging
its development. The approach of smaller lot housing can, if delivered with appropriate
controls, provide greater housing supply; promote affordable housing options and
diversity in the area as well as assisting in providing adequate density to support the
viability of the town centre. Given that the village centres area are not within Stockland
land holdings nor will Cleveland Village be retained as part of the overall master plan it
is only suitable to provide small lots around the Bong Bong Town Centre as part of this
planning proposal. The remaining land is proposed to be a consistent with
Stages 1 and 2 being:

o R2 Low Density Residential — 450 m?;
o E4 Environmental Living — 1500m?;

o E3 Environmental Management — 40ha minimum lot size consistent with majority of
E3 Environmental Management zones in the LGA; and
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o E2 Environmental Conservation — 40ha minimum lot size consistent with the
E2 Environmental Conservation zones across West Dapto and the wider
Wollongong area (refer to Attachment 7).

Floor Space Ratio: The proposed floor space ratios for each zone are as follows:
° R2 Low Density Residential — 0.5:1;

° E4 Environmental Living — 0.3:1;

° E3 Environmental Management — NA; and

o E2 Environmental Conservation — NA (refer to Attachment 7).

Heights: The proposed heights for the draft planning proposal remain unchanged at
om.

Flood Planning: As noted it is proposed that the Flood Map be updated to reflect the
1in 100 year flood level contained in the Mullet Creek Flood Extension Study, for
Stages 1 to 4 of West Dapto (refer to Attachment 8).

Land Reservation Acquisition Map: Cleveland Road will be shown as a two lane
Collector Road Minor as per the road types in the Section 94 Plan and DCP with a width
of 20.4m. This will enable Council to begin acquiring land for the construction of future
road up grades (refer to Attachment 9).

Integrated housing

The Wollongong LEP 2009 currently does not encourage integrated housing (multi-
dwelling housing with subdivision). Proponents currently have to seek development
approval for the multi-dwelling housing, then once constructed a separate approval for
the subdivision of the development. This is inefficient and does not encourage
integrated housing.

It is proposed that Clause 4.1 of the LEP be amended to assist in the delivery of
integrated housing. Proposed Clause 4.1c is included to enable both the development
and subdivision of land to be achieved under one application making development more
feasible to deliver.

Draft Planning Proposal for Hayes Lane West precinct

Separate to the Stage 3 rezoning request, Stockland have developed and released
some 360 lots in the Brooks Reach development, have development approval for 66 lots
in the Hayes Lane East precinct (located on the northern side of Bong Bong Road) and
are lodging a Development Application for a further 163 lots in the Hayes Lane West
precinct.

As part of the pre-lodgement discussions for Hayes Lane West, it has been identified
that a 600m? parcel of land located between proposed Lot 1528 and proposed Road 05
could be rezoned to permit residential development. The land is currently zoned
E3 Environmental Management due to the possible 1:100 Annual Recurrence Interval
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flood extent. If the development application is approved, Road 05 would be raised and
will form the boundary of the flood extent, meaning that the land will not be flood
affected and could be developed for a dwelling house (refer to Attachment 7).

The rezoning of the land to the north of proposed Lot 1528 to R2 Low Density
Residential will have a number of minor benéefits:

o Provide for the efficient use and development of land, and finish off the subdivision;

o Removing the possibility of future complaints over the non-maintenance of the
land;

° An 80m setback to the creek from Road 05 will be retained;

e Allowing one extra lot to be developed, which will have a minor reduction in
Stockland development costs and increase the Section 94 contribution to Council;

e Allowing for the re-orientation of Lot 1528, from east-west, to north-south and
removing the access from Hayes Lane (a proposed four lane collector road);

o Demonstrating that Council is being pro-active in encouraging the efficient
development of West Dapto.

Accordingly, it is recommended that a separate housekeeping draft planning proposal
be prepared for the rezoning of the land north of proposed Lot 1528 and the proposed
Road 05 in the Hayes Lane West precinct from E3 Environmental Management to
R2 Low Density Residential, with a Minimum Lot Size of 300m?2, floor space ratio of
0.5:1 and Maximum Building Height of 9m (no change), consistent with the adjoining
land, and adjusting the flood map affectation to the northern side of Road 05.

CONSULTATION AND COMMUNICATION

The draft planning proposal request was placed on preliminary notification between
10 February and 21 February 2014. Surrounding landholders were notified by mail with
copies of the proposal being available at local libraries and Council's webpage. Council
received three submissions; one from Sydney Water and two from local residents that
wanted to be included in the draft planning proposal.

It is noted that Sydney Water was contacted specifically to understand the capacity to
service the Stage 3 area prior to a report to Council being considered. NSW
Department of Education provided advice in 2012 on the provision of schools which is
also included in the table. All other State agencies will be consulted formally as part of
the Gateway determination process should the proposal proceed. A summary of
submissions received during the exhibition has been provided in the table below.
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Submitter

Resident West
Dapto

Resident West
Dapto

Sydney Water

Ordinary Meeting of Council

Issues

Want the planning proposal to cover both sides
of Cleveland Road.

Added value in including their properties in the
proposed rezoning area.

As much land as possible identified within
Council’s Stage 3 West Dapto Release Area
should be included within this proposal,
including at least all lots from Cleveland Road
to Mullet Creek, which form a part of the Stage
3 Release area.

This will benefit the area because:

1 It will help limit the amount of development
fragmentation in the area, providing for a
smoother development pathway for the
region.

2 ltis likely to assist with the development of

a suitable water management system for
the region.

e June 2013 Sydney Water obtained concept
approval under Part 3A for the whole West
Dapto Urban Release Area and the
adjacent growth areas Huntley,
Calderwood, Tullimbar and Tallawarra.

e Also have approval for staged delivery of
trunk infrastructure to Stage 1 and 2.

e The planning proposal report makes
misleading and incorrect statements about
the capacity of Sewerage Pump-out Station
1012.

o |tis likely that there may be some limited
spare capacity at SPS 1012 but this will
require either a pump upgrade and/or
storage upgrade. However spare capacity
can only be determined and confirmed
after detailed planning investigation/
assessment.

13 October 2014 48

Comment

Due to the significant
amount of information
required to progress the
planning proposal for all
of Stage 3 Council will
not be considering land
for rezoning outside of
that owned by Stockland.

While Council notes that
there are benefits to
rezoning more land there
are too many gaps in
information and
infrastructure that would
need to be addressed to
progress Stage 3 further
and Council is notin a
position to be able to
support this.

Noted — discussed in the
report.
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Submitter

Department of
Education

Issues

The majority of Cleveland Precinct that
cannot be serviced by SPS 1012 will drain
to a new sewer carrier which will be
connected to the existing Dapto sewer
carrier.

The Cleveland Precinct can be serviced
with water via an extension of the water
main along Bong Bong Road however
some elevated areas within the precinct
may not be serviced by gravity and may
require boosting (likely installation of
booster pumps).

At this stage Sydney Water does not have
any planning funds allocation or approval
for Stage 3 detailed planning works and
servicing. Although draft [IUDP Update
Report 2014 forecasted certain dwellings
(Stage 3 and 4 Cleveland and Huntley) to
be developed.

Subject to rezoning of Cleveland Precinct,
Sydney Water intends to seek approval for
planning funds for 2015/16. This would
mean the deliver or required trunk works in
2017/18 subject to delivery funding
approval. This is assuming that initial
works are just a water main extension and
an upgrade to existing SPS1012, the land
is rezoned and there is adequate demand
(DA approvals).

Does not oppose, in principal, the fast tracking
of land in Stage 3 for urban development.

Our concerns are as follows:

that in any neighbourhood plans and/or
Development Control Plan for Stage 3,
provision for two public schools (2 x 3.0ha)
and a high school (1 x 6.0ha) is made on
suitable land that is flat, flood free, not
within a fire hazard zone and away from
high voltage electrical.

that any upgrading or alteration to
Cleveland Road around Dapto High
School result in a safe and practical
environment for staff and students and that
it has minimal impact on the operation of
the school.

49

Comment

Stockland would be
required to prepare a
concept plan as part of
the Neighbourhood Plan
which would need to
consider the
requirements of schools
in the West Dapto
Release Area. This is
being requested as part
of the Gateway
determination.
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The proposal would require further formal consultation with State agencies such as
Office of Environment and Heritage, Department of Education, Services NSW, Rural
Fire Service and State Emergency Services. The draft planning proposal would be
exhibited for 28 days as part of the formal Gateway determination process. It is
necessary that Council request that the Gateway determination have an 18 month
timeframe for completion to allow the proponent to prepare necessary reports as
outlined in the recommendation and for those reports to be referred to State agencies.

PLANNING AND POLICY IMPACT
Illawarra Regional Strategy (2007)

The West Dapto Stage 3 Planning Proposal is consistent with the lllawarra Regional
Strategy (IRS). The IRS outlines and reinforces how housing, employment and
conservation can be achieved through careful planning by Wollongong City Council and
the NSW State Government.

The IRS anticipates the lllawarra region will increase by 47,600 people by 2031. The
IRS calculates 328,600 people will then reside in the lllawarra region and that an extra
38,000 dwellings will be required to house the increase in population. West Dapto is
expected to support 19,350 of these dwellings.

The West Dapto Stage 3 development will play a key role in supplying an affordable
housing mix and catering for the expected increase in population. The planning
proposal identifies the town centre areas as key locations for smaller lot house (300m?)
this accommodates diversity in land size which contributes to diversity in housing types.

The IRS expects 30,000 new jobs will be required in the lllawarra region. West Dapto
Stage 3 supports the IRS employment aims by providing additional residential
catchment around the town centres. The increase in population will encourage greater
uptake of commercial land, and create employment in these centres. Residents will
also be able to take advantage of proposed and existing employment lands
opportunities located at Kembla Grange. Closer employment opportunities and
upgrades of existing infrastructure will create shorter commuting distances.

The conservation of riparian lands, high valued environments, habitat corridors, the
lllawarra Escarpment, and culturai significant sites are also key factors to be
considered. The information provided by the proponent as well as work undertaken by
Council will be used to ensure that sensitive environments are protected and balance
against the direction of West Dapto as an Urban Release Area.

lllawarra Escarpment Strategic Management Plan (2006)

The lllawarra Escarpment Strategic Management Plan (IESMP) defines the Escarpment
boundary as land higher than the 50 metre (above sea level) contour and all riparian
corridors connected to the Escarpment (irrespective of their height above sea level).
The use of the 50m RL was adopted by a project coordination group which looked for a
stronger biophysical justification for establishing a study area boundary for the
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Escarpment. This boundary was thought to provide a distinction between ‘escarpment
influenced’ and ‘coastal influenced vegetation communities and not necessarily a
conservation zone which prevents development in the area.

The vision of the IESMP is to protect, conserve and manage the environmental values
and assets of the lllawarra Escarpment within the principles of Environmental
Sustainable Development. It's noted that the primary objective of the plan was to
consolidate the information and recommendations of various studies to inform policy
writing and planning decisions.

The plan also classifies land into categories of conservation value which is used to
provide a framework for consistency in applying WCC land use planning policies.

The IESMP is used to assess the adequacy of land use zoning, permissible uses,
subdivision entitlements and dwelling entitlements. Attributes were collected and
arranged into four areas in order of significance which include: Core conservation,
Biophysical support, Landscape support for core and Escarpment interface. The
following two areas relate to the subject site:

- Landscape Support for Core - Areas which form a link between core and support
areas of the escarpment and foothills. Have some significance but are fragmented
and do not always form contiguous links to core and support land.

- Escarpment Interface - provides a gradation between the naturally vegetated
areas and the foothills with the existing or proposed urban areas. The interface
areas reflect the history of the rural areas and the need for a transition from natural
areas to more urban areas.

The three lots in the Stockland land holding contributes to approximately 26ha of
escarpment land as mapped in the Wollongong LEP 2009. This area comprises of
vegetation on the steep slopes down to cleared agricultural land on the foothills of the
escarpment. A total of approximately 44ha are proposed to remain in E2 Environmental
Conservation and E3 Environmental Management precluding development. The
remaining land is proposed to be zoned E4 Environmental Living with a minimum lot
size of 1500m? over an area of approximately 16ha and the remainder being for
standard residential development for an area approximately 52ha.

The plan recommends that areas identified as escarpment interface and landscape
support should be classified as an Environmental Protection Zone — Management.
Zoning controls should generally:

a Provide a rural boundary on the outskirts of residential areas and to act as a
reservoir from urban development and environmental protection;

b Allow agricultural and peri-urban pursuits which are not likely to inhibit or prejudice
the present environmental quality.

The IESMP recommends only environmental zones within the Escarpment area as can
be seen in the zoning map. The land contained within the Escarpment boundary is



®

W'}o{ong Ordinary Meeting of Counci! 13 October 2014 52
proposed to be E3 Environmental Management and E2 Environmental Conservation
and is therefore consistent with the policy. It is important to the note that while in this
instance the Escarpment land is protected by the conservation zones, the West Dapto
Urban Release Area is an equally important consideration and is included in the
lllawarra Regional Strategy as playing a key role in the supply of housing for the
Ilawarra Region noting that West Dapto is expected to support 19,350 of these
dwellings according the lllawarra Regional Strategy.

Where land is steeply sloping an E4 Environmental Living zone has been applied
(approximately 16ha) and serves to provide a buffer between the residential land and
the escarpment land.

lllawarra Escarpment Land Use Review Strategy (2007)

The strategy is used to assess the values of different areas within the Escarpment to
provide recommendations in regard to zoning and development controls for policy
making. This was achieved by dividing the escarpment area into precincts to provide
specific reference and information. The subject site in this proposal is located in the
West Dapto Bowl precinct. Within this precinct, the subject site is located in the Bong
Bong Pass to Wongawilli sub precinct. The strategy identifies the visual quality of this
area as having highly visible clearings within the lower foothills which highlights the
need for a site specific visual impact report. The steep slope angle and visible grass
surface limits identification of the development opportunity envelope. The land use
review strategy identifies this land as Landscape Support for Core. This area is defined
as areas which form a link between core and support areas of the Escarpment and
foothills which have some significance but are fragmented and do not always form
continuous links to core and support land. Further work was recommended as part of
the strategy such as a visual impact assessment to identify which areas are suitable for
development. A visual impact assessment was conducted by Council staff with
consideration to the Strategy and the mapping of the West Dapto Urban Release Area
in the lllawarra Regional Strategy. The Visual Impact Assessment is discussed below.

Wollongong 2022 — Community Strategic Plan

This report contributes to the Wollongong 2022 objective - Residents are able to have
their say through increased engagement opportunities and take an active role in
decisions that affect our city under the Community Goal — we are a connected and
engaged community.

It specifically delivers on core business activities as detailed in the Land Use Planning
Service Plan 2014-15.

S117 Ministerial Directions

The relevant Section 117 directions that apply include 1.2 Rural Zones, 1.3 Mining,
Petroleum Productions and Extractive Industries, 2.1 Environmental Protection Zones,
2.3 Heritage Conservation, 3.1 Residential Zones, 3.3 Home Occupation, 3.4 integrated
Land Use and Transport, 4.3 Flood Prone Land, and 4.4 Planning for Bushfire
Protection.
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1.2 Rural Zones

2.1

3.1

The objective of the direction is to protect the agricultural production value of rural
land.

Under this direction Council must:

a not rezone land from a rural zone to a residential, business, industrial, village
or tourist zone;

b  not contain provisions which will increase the permissible density of land
within a rural zone (other than land within an existing town or village); and

¢ include provisions that control access from traffic generating developments to
classified roads in rural zones.

Council may be inconsistent with the direction where it is justified by a strategy or
in accordance with a Regional Strategy. This area is identified in the lllawarra
Regional Strategy as an Urban Release Area and as such inconsistency with this
direction is warranted.

Environmental Protection Zones

The objective of the direction is to protect and conserve environmentally sensitive
areas.

Under this direction Council must

a include provisions that facilitate the protection and conservation of
environmentally sensitive areas; and

b not reduce the environmental protection standards that apply to the land
(including by modifying any development standards or subdivision controls
that apply to the land).

It is considered that this planning proposal is consistent with this direction applying
E2 Environmental Conservation, E3 Environmental Management and
E4 Environmental Living zones where necessary and appropriate.

Residential Zones
The objectives of this direction are:

a lo encourage a variety and choice of housing types to provide for existing and
future housing needs;

b  to make efficient use of existing infrastructure and services and ensure that
new housing has appropriate access to infrastructure and services; and

¢ to minimise the impact of residential development on the environment and
resource lands.
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Under this direction Council must

a  broaden the choice of building types and locations available in the housing
market; and

b  make more efficient use of existing infrastructure and services, and

¢ reduce the consumption of land for housing and associated urban
development on the urban fringe; and

d  be of good design.

It is considered that this proposal will provide a variety of lot sizes to suit different
housing types ranging from 300m? to 1,500m?.

Options

1 Proceed with the draft planning proposal as lodged for the northern part of Stage 3
West Dapto Urban Release Area — between Horsley and Cleveland Road (refer to
Attachment 3).

2  Proceed with an amended draft planning proposal for only the Stockland owned
part of Stage 3 West Dapto Urban Release Area — RECOMMENDED (refer to
Attachment 4)

3 Not proceed with a draft planning proposal for part of Stage 3 West Dapto Urban
Release Area.

CONCLUSION

It is considered appropriate that the draft planning proposal for only the Stockland land
holding within Stage 3 West Dapto Urban Release Area be progressed at this time.
There is insufficient information to progress the remainder of the northern part of
Stage 3 as originally submitted. It is recommended that a draft Planning Proposal also
be prepared for a minor rezoning in the Hayes Lane West precinct and be referred to
the NSW Department of Planning and Environment for a Gateway determination. It is
proposed that the Gateway determination be requested to require the proponent to
prepare for part of Stage 3 an Aboriginal Heritage Assessment, Non-indigenous
Heritage Assessment, Flora and Fauna Assessment, and a draft Neighbourhood Plan
that incorporate the findings of the previously mentioned assessments prior to formal
exhibition of the draft Planning Proposal to enable State agencies to provide comment
on the proposal. If supported it is proposed that the draft planning proposal be placed
on exhibition for a minimum of 28 days.



P3J8pISUOD puUE| [UOHIPPY D

1sanbas jesodo.g Butuueld o} 10slgns pue g

lesodoid Buiuueld o ped se passaiboid aq o} pssodoid pueq u
deyy uoneao

oydeq 1sap\ peoy Buog Buog z6961S A | 10T PUB £0L0L8 4 € PUB Z ‘| S107]
|esodoid Buiuugld

mcom....o__OB

¢ abejs jo Led - puepools

1oulnaid jsam aue] safey




.l?.n!?-;ﬁrunuvlhul i == i ﬂ_:o._. E adeaspueT jeiny [ |enuapisay Aisuag wnipaiy [ |elsnpu] [e1auas saniasay 3InIeN § syled [euonen [FEEH]
2Injannselu E uonanpolg Aewid | Y JeNnuUOpISay Allsuog moq Buiam jeyuswiuonaug aJjuag [roo WO/ IRADLL JO i oTh)
® s.la“.xt-lf sonAnoy [c1aads E U1 BaI0aY 31eAld E |enuapisay |eisuag E JuawaBeuey [BJUBWIUOIIAL Aepunog ¢ mmﬂ.wm m:omco:o_)\/
TS S107 |[BUIS WOanpold AIEWiig E uoneolo2y AMqnd (A |etsnpu| 46 E UONJBAI2SUOD |EJUBWILDIIAUT 2113 199lgng
T 6002 d31 - dey Buiuoz Jusung sauoz
* ojde(] 1s3p\ peoy Buog Buog z696%S A | 107 PUE $0L018 dd € PUB Z '} S107] o
jesodold Buiuue|d




supmry iy ¢ slayp sy Rauoy pex) Fpay
[PngpCrat-trep. o hpeini e o R

90 PEMTIREMELINN C l‘gl i G

{ev ) 00002 3eds

emyvsizne O
s zav [
wwre e [
e gose) 22 [
wouitnv e [
ez z [l

LIV ]
Buwoz peeodasd £ sBns oydeq yeem
(BMAN) UG VORRAISU0O D

(SO EOUOD Ut
(DI Jousnog) wouxbrassa mod SV [ |

0147) aaseped
1T FT,OUREN, ———
casy ameay v amns axmarEaw 1

B A9 - (WD Mgy U € 20MB N0 1M |

SOUPROH PUR'] DUBKI0E

pusbey

€ 390VIS
01dvd 1S3m

Buluoz jenuajod
pue sjuiensuod

puoppos ()




Apegsn

0170M 494 034vd3Hd

01de(] 1SIM




el MIIATY SIHL 40 SNOISNTONOD ¥ SNOILVAONIWNOO3IY 8
cl sanss| 40a 'l
H HOMISN peoy | 'L

il NOLLYINO3Y YO SNOILVYIITdINI '8 SNOISNTONOD dOHSHHOM 44VIS L

0l 3YLINID NMOL avOod SIMdva ‘9

o o <+ © ~ ~ o

™

$9sM) pue saipoddng anua) 2’

noAe a5us) ueqn |L'g
S3SN ANY1? AINJWOTIAZA ONILHOddNS-IHINTD 'S

XI|| 9SIPUBYDIS|N BULIOH Old G
Aoede) 1ylewadng Alepuodas vy
SPISIA JUBWYDIED €'

JIOMISN JUSWBAOIN 3Y} JO 3|0y 8yl Z'v
uolpuysq juswyoed |’y

SISATYNY INJWHO1VYO ‘¥

saJjua) pasodoid 2'¢
saJua) panoiddy |
FHNLONYLS STHINID Ad3S0d0Hd ¥ LINIHHND '€

VHNAM 0} sabueyd » uonewojul maN Z'Z
ealy 8y} ul sbuuoz maN 1'Z

1X3INOD ¢

NOILONAOYLNI '}

IN3LNOD



NE—
Ay 5a08) Qydeq YN

"UOISSIWWIOY SaNuUd)

UIMOIS MSN 3yl Agq pasodoid se uonedo| Jisy) PUB Sajusd Jo uisjied ay) smoys g 2inbid
‘UB|g UCISIA Z00Z 38Ul Se swes sy} Ajable| ainjonis peol
Byl 48| UBld 800Z 94} JaASMOH 'Paaoo.d Jou pIp pue paidep sem G-¢ sabeis jo Butuozal sy
‘Boly 9sB3)9Y aU} 40 Z pue | sabels jo Buiuozal syl pajqeus pue 0107 ABIN Ul panezedb sem
yoiym 0Loz (oxdeq 1s9pA) J37 BuoBuojiopy pasiaal ayy ol pajelodioour sem ABajess siyL

JUNOIA |[BYSIBIA JE 81jUSD UMO] [[BWUS B PUB YINos 8y} 0} sabe(in g«
yoes aoeds Jooj} [IB1a] JO w06 'z Buluieluod saijuso obe|jia IS|ews €
‘ooeds
100} [1e18s J0 ZwQQS' /2 Buiuieluod anuao abe||ian obie] peoy soxieq ayj jo Juswdojaneg -
*92eds 100)} |IE}R)
1O ZWOOD'SL dwos Bulurejuod anuad umoy Jouisiqg peoy Buog Buog au Jo Juswdopasg -«
‘aua0 [euoiBal-gns e se alua) umol oideq ay) jo poddng -

‘pasodoid mainal 8y ‘Se.us0 Jama) pauoddns Yyoiym (8002) UOISSILULLIOD SS1USD YIMOID)
MSN oUl AQ US3ELSpUN SEM MBIASI JBULN, B UEId HEIP L00Z dYl JO uoniquxe Buimolo

T
1IN0} 859U} JO SoUBWIOMad S} Ul JOJOB) B 8Q JOU pInom sa0Eld JAUI0 WO SISLIOISND SISAIRP

1BY) 3IOM]SU JUSWSAOW B JO SIJauag ay| ‘juswyoied ejuajod sa6e[|iA Yoes Jo JuswsAowW
sy} Apueuiwopaid SI YOIYM JUSWSAOW [BD0] WO Jyausaq sanusd paiybiybly unoy sy

!

s)jaUSg MIOMON JUSWSAOK PSIIWIT UM S3BBIIA - UB|J UOISIA Yeid Z00Z - | 2Inbig

1 @inBi4 ur umoys siI ueld UOISIA Yeig 8yl ‘Awouoos
JUSWSA0W 3Y) 40 33uanjul Juepodwi 3y} Buidnpal JO 10348 ay) pey SIY| "Sa1juad 8say) Jo ||e O}
JusWIY2IED Y1 BpIsING Woly ABiaus BUIppe JO Joays Sy} 9ABY JouU pIp saljuso asay) Loddns o}
pasoddns sem Jey) }JomIBU JUSLISAOW pajeaunl) sy} Ajuanbasuo) esale ay) Ul JUSWaAoW 40
uonoalip Jolew Ajayi 9y} 4O SWIa) Ul SUIj{0 S19m pUE SJUSUIYDIED Jeam pey saljuao pasodold
3Uj 10 SWOS JOASMOH YJOM]SU JUSWIBAOW PAJOSUUOD PUE SIUSWYDIIED jges|em Jo seidiouud
pauioluod au} U0 paseq ‘Bale SU} J0) YIOMIBU PeOJ By} pausi|gelse Os|e UOISIA Jeld 8yl
‘WH4NaM 8yl Inoybnoly) senused Jo souanbas apim Ajleoiydeibost e papiroid uoISIA Yeiq ay |

'S41USD O|GBIA PRIBAIBP SIUSWIYDIED yons Bulwnsse
USAS paulep g UeD SJUSWYDIED 3|gBY|EM UOIyMm O} [9AS] U SIOSye SIY] eI Jou pue
UOIBIUSLIO 1S9M-ISES UR Ul 13Ul 8q 0} SpuUd) LIsjied sy} @0usnbasuod e sy 'seale Juswsbeuew
1o1em pue sainjes; adeospue| AQ paulensuoo Apaeay st oideq 1SepA JO usened juswemes
10 uBqIn sy} JenemoH ‘sdojs SNg pue saijijioB) S0IAI9S |lele) Swos pue juswhodwa [Bso)|
apircid 0) sem ey} 'SJUsWYoIED S|qeyem Jo ajdioulld sU} Uo paseq Sem UOCISIA Jeid 00T SUl

‘anjua) abe|Ia AaisioH Bupsixe syl

$9.1U90 abe||IA pUB UMO] J9|[BLUS G| SWOS -«

$8.1U90 UMO] SE peOyY Buog Buog pue peoy saxieq -

'91)u30 [RUOIBBI-QNS B} SB B1jua) umo] cideq -

‘payuspl Baly 9ses|ay 0)deq IS S} Jo) 437 WEIp PUE UOISIA 00T 3YL

1X31INOD ¢

'$2J01S 12y} JOJ 1SIXS SPIOYSaJy} JUSLUYDIED Jeym O} Se 9suas e 1ab 0] se 0s saasiyouely
19o3iewIadns Jisy) Jo) s1ebbiy Ajjigisesy uo (y9o| Se yons siexeuwradns Aepuodss Jo sialddns
8} 8le OUM) USEDISN POMBIAISIUI OS|e SJUB)NSUOD DY) 2JJUSD UMOL PY SexIeq Joj suondo
ubBisap Bunssl papnioul pue oideq Ul sunp Yiy Aepsaupapp Lo piay sem doysyiom Yels syl

HEIS [IDUNOD Yiim dOUSHION, €

1oyieuwadns

Jolew B Joj [[BWS 00} 8./ S2IUDD |[B ‘PY SaIe JO Uoidaoxs sy} YA '9ZIS TUSWYD)ED pue
UO(JBO0| anuad Joj saoualajeid pue siabBuy Algises) Jisyl U0 YSeOJS|N Yum suotssnosiq ¢
"9]0J PUB SJUSLIYDIED BJJUBD PUE SUONdO UOEDO] JO MaIAdl dolysap pue sisAleue piai4 |

'50559001d 93Jy) BUISN USYENSPUN SEM MBIASI SIU L

‘21jU3D Y] punoJe Jo/pue uIylm Alsusp Buisnoy auidsul 0} 3|ge S| jeu; AJljenb e jo pue
19311S 9] UO PasSno0y SI 1By} S41Ua0 JO W0y paacidiul Ue S)e)|io.) O} 0S $8JjUs0 Is||lews asay)
10} sj0.u00 uBisap dojaasp 0} saysim os|e |lpuno) ‘ulsled sauuao ay) o) sabueyo pasodold
Aue J0 82UaNbasU0d e se uoisiAcid aInjonselUr 1o} yoeqpas) saplacid os|e pue ainjonaseyul
$SE00B PUB PBOJ UO SUOISIOSP U801 JUNCOOR OJUl SBYE] OS[E MAIAS1 9U| Baly 8ses|ay oldeq
1S90 BU3 Jo) ued 13)sew pajepdn Ue JBAISP O} [IOUNCY SIJeUS 0] S| MaIAal SIY) Jo asodind ay1

'Z10Z uoJep ur A1oeqin Aq |1ouno) BuoBuo||op Jo) usyENSpUN saUed oldeq IS8AA JO Jequunu
e Jo uonepljosuod ayl pasodold jey) yJom snolasid JO JuSWBUNS) B S| M3IASS SIY| 'Sallus)
UMO| Blleme|je] pue poomiapie)) pasodold ay) pue anua) umol ojdeq ayj JO JX8juod sy Ul
(YHMNAM) ealy ases|ay Ueqin 0ideq 1SapA SU3 UILIM 1S Tyl S85juad abe||ia pue umo) ay)
10} suoneoo| pue sadAl jie1el sy} pue ojde(] 1SSpA 0} Aloeded aljuso Jo maiaal e St APNIS SIy |

NOILONAOXINI "t

wjes jqnd ays jo anjen gg}ﬂ%iﬁamﬂ*&u



‘ABaiens
podsuel ongnd pue ueid ainjonuis ‘ueldisisew ay} jo Aubajul ayy suonsanb 3nsal aAgINWND
2yl "'vHNAM 28yl 10 uianed juswdo@Asp 8yl 0} SUOIIEDIIPOW [ejuswEpUN) Ul P3} NSl
aAey Ayl Jayiebo) pasepisuco uaym ‘[ejuswaioul ale sabueyo asaul IS|IUM ANSIaAIpoIq
Juonelaban pue BuIpoo) JNOQE UOIJBULIOMI MBU UO paseq eale 8y} 10} dew SJUlesjsuod sji
pajepdn sey [IOUNOJ UOIIPPE U| 'S8JJUSD 8U} PUNOJE PUE Ul JUSWISAOW 4O uloped ay) pue
pleiA Buisnoy Joj suoijeoidwi sey siy| 'seJjuad sbef|ia pue umo} S84} punole 8zZIs 10| Wnwiuiw
st pabueyd sey pue sauoz AIsusp ay) JO SISAleUB JUaNbasgns USYBUSPUN OS|B SBY (IDUNo)

“Y1om3au peol Jo Jaaup Alewud e Buleq uiened saijuso
2y} a)idsap ‘pabueyoun Ajsbie| pauBwal SBY YI0MIaU PECI BU] JOASMOH ‘PSACLUSL USS] aABY
saJjuad pasodold usayl JO INO USASS SUIOS UOISIA /00Z O} 99uls SISAjeu. Jo asuanbas ayj u|

YNAaM 01 sabueyd g uonewoju] maN g

‘sauobs)ed saoinss |euosiad pue
80UBIUBAUOD 3y} Ul sdoys Aleloads paliwi pue sasaw aJenbs 000’ L-00S§ Usamlaq Jo sa10}s
A1900.6 asudwoo o) AlPYI| a1e Aay] "esn vodsues dygnd paacsdwl pue Ajisusp Buisnoy Joy
SN20) AJIUBWIE UE SE ||oM SE S30IAJSS PUE SPO0D A|IBD 104 S8JJUS0 UMO) paseq-1ayiewladns ay)
0} SABUIS)[E JUSIUBAUOD B apiacid 0] SI 9|0 JISY | SIUSWYDIED PSJEDIPSP PUE |[BUIS SABY ||IM
AU Ing s} EWISANS 9ZIS ||N} UIBJUOD 10U [|IM MBIASI SIU} JO 109aNSs 8y} a1e Jey} ylou sy} 0}
$3JJUad J3||ews ay ] "saJuad asay] Jo uialjed pallajald ay) uo aduUBN|jUl OU SABY ||Im pUE YHOoU
2UJ) 0} S3IJUBD IB||BUS BYJ UO 3JUSBNjUI UB DABY 0} A[S¥I|UN S| 84jusd JUNOy [[Bys.ey pasodold
ay} 'Buobuo||opn SPJEMO} PIEMULIOU S| BAJE SIU Ul MOJ} JO UOIJOIIP JUBUILLOP 8Y} JBY) UBAID

"Ylou 8y} 0} suoneunsap o} eale siy) ybnouy;
olyel} ayelsuab Aew 'yiomiau jo9al)s ajewlin ayj uo Buipuadsp pue ojdeq JSSpA Ul S8IUSD
Jo} aouewlopad Buipel) ay) uo adouanyul SWOS aAey ABW Uolym ‘(3ouioald Junop [[eysien
U} JO YINos 8yl 0} pue eale [1Duno) AlD INOQIBY|BYS ayl ul Ajsjeuiwopald) ealy 9ses|oy
poomispled 8y} 10} pasosdde usaq sey uoneolddy jdeouo) josfoid Jolepy e uohippe u|

oydeq 1s9pA Ul Ulened s81jus0 ay)
U0 80UaNjjul OU SBY BLIBME|[EL "3Ul} ABM|IE) B pUE Aemasl) e ssoloe oldeq JSapA W0l 9oUE)sID
SUOS S| ELIEBME{[BL "BAJE 8U)) 0 JUsLIdO[aAdp 8U) Jo} paroidde sem uonedlddy 1daouo?) 10afold
Jolep B puE BLEME|E] JE 1IUBY) [ED0T L PSUOZ SBM PUB| '600Z d371 BuoBuojops aur U

"S9JIUSD 9S8Y) JO 9oUBWLOHSd BU) UO 10848 AUB SABY [|IM BJJUSD SIUI JOLIBUM YDBU0
0} SaYsim 0s|e 1ouno)) Ing ApNJs SIY} Ul MSIASI Japun S$aJjusd 8y} JO YINos s)is aJjuao pasodoud
SIyL ‘paNqiyxs useq Ajusosl sey '(,wO08Y) U0z 88N PAXIAl A PUB (;WOQ0FE) 848D (8007
Z9 e sapnoul yoiym ‘1oui0aid JUNo ||BUsIEN au3 Jo G abeis oy jesodold Buluue|d yelp syl

‘sBuljamp 000‘y [BUOIIPPE UB Jo} pauue|d S| eale sy}
pue uayeuspun sem 1ouald (G sbelg) JUNO [|BUSIBN — YB|(|BA 8U 4O Mm3IA3I B £1.02-1102 Ul
ealy ay) ui sbujuoz meN 1'Z

‘6007 Ue|ld [eluawuoiiaug [eao Buobuojiops ey a1epdn o) pasn aq o} pasodold si mainsi
S|y} WOY UOIIBWIOI 8Y] ‘Sjuswydied s|geyns pue sadA) esl sjeudoidde yym 'suoneso)
ajeudoidde ay} ul ‘azis J9s yim 'AJBSSaoau |jiIS aJe saujuad abe(iA pue UMO] papuswe ay)
Jaylaym sulwidlsp o (G-¢ sebelg) ease ases|sl oy} Jo Jed ulsyinos syl Ul ainjonus sasuad
210z papuswe pasodosd s JO MaIASE JOULN} B SSYSIM [IDUNOYD ‘USKE} SUONDEB 8S3U) YIAA

‘sue|d IS)SEW PUB SINJONIIS 3Y) 40 %9 £ SabEIS WOl $a1)us0 pueioop pue Anbunung

pue 437 oyl wouy abe||in ssuked 8yl aAoWS) pue wie4 Assiar pue |||ImeBuopp Jo uoieso)
ay) ajepdn 0} pesn sem malrsl ay| ‘pals|ep oq (pueliooly pue Ajnbunungd ‘abe|iA ssuled)
SJaU0 931y} pue (Wieq Aasiar pue ||ImeBuops) paaow 8q sajuad om) pasodold Apnis syl
‘Aoegin AQ USYEUSPUN SEM 3INJONJIS saujuad oldeq ISSAA SU) JO MBIASL Jayun B ZL0Z Ul

ey - i

0¥ ®ooszt —
e -t m— -—
® o & -
e — o — - -y
@ ] @ .




suiaped Buiddoys Jo souanjul ue aie Aydselaly ayy Ul dn Jsybly sanua) 'sanusd 8say) pue
SPIOYSSNOY JUSWYDIED US3MIBQ YJomidu peol ay} jo Aluold aAlejal ayl pue sadA) sejwis jo
S3US2 UsaMaq sdIysuOIe|2l PUB SOILBUAP SU}JO SISEQ 3U} UO 3)e1ado Sa1juad 10} SJUSWYDIE)

uonuyaq usawiyden Ly

SISATVYNY INJWHOLVO ¥

07 a¥ema pasodory
211ua) a8e 1A

943437 LMO]L

VHNAM Saluan pasodoid g panciddy - ¢ aunbi4

¥ 21nbBi4 ul umoys se si usslied ay) 'pappe $8.13uad abej)ia ulayInos pasodold INo) 8say) YHIAA
Ayolesaly sajuad

umo} ay} Loddns o) papaau ag Aew jey} s|o1juod J110ads a)is Aue 1oj suonssbbns spinold  «
‘Ayolelaly

pasiaal ay) suoddns Jeyl 211U80 3y UIYJIM P3IEPOLWLLIODOE 3G O} [IBjal JO 8dA) ay) Ajusp|  »

'2JJUS0 UOES 10} ZIS WNWIXEW JO abuel 92ZIS B PUSWWOOSY =
2J1ua0

abe|IA a|geUIEISNS B 8ASIyde 0) palinbal juswyoled ay) Jo azis/Aloeded ay) ssaippy -

10} MBIAB] BY) SBYSIM [IDUN0D
'M3IAB] SIU} JO SNO0J JUBLILOP BU} 81 YINOS BU) 0) Sa81juad abejjia pasodold 1oy asaut
AopunH

SlEpUOAY €

PUBIBASID ¢
Py SI9M0o4 |

:Buiaqg g pue ¢ ‘¢ sabejg ul SaJjuUad psuozun pue
pasodoud § 21e 213y} 'UOIIBO0| 4O SWISBY Ul Paxy SJe JBY} SAOQE UMOUS S81)JUSD SY) 0} uoiippe u)
sanuay pasodoid Z'¢

anuadade| iy

anua) uma)

vHNAM Sa1ua) parolddy - € ainbi4

‘MO[SQq UMOUS S| malaal Ayoedin
Z1.0Z 41 1s0d waned sanuoo paroidde sy ‘uoLod UIBYLIOU SU} J0f SE || SB NG Ul
JO Uood UIBYINOS aU) JO) SEOIAIeS ssaulsng pue Buiddous 1opuo Jaybly ul 9joJ Juepodul ue
aAey Os|e |im o1deq] "olde(] pue a1ua0 umo) Buog Buog sy} aq |im susened Buiddoys paseq
9OUSIUSAUGD JO S2USN|IUY JUBUILIOP 841 YYNAM ¥ PUE ¢ SOBE]S JO S21jUS0 UlsyiNos ay) Jo4

195 A[abBie| st uoIIeoO| S1 alaym abe)s e 1e os|e sI (jesodold Buiuueld yelp)
211U30 JUNOJ [|BYSIBIN UElIBA Pasodold ay] ‘d37 S.AHD SU} 01Ul pay00] MOU SJE S8JIUS0 959U |

(anuao abejjin Buiisixe) asus) abe|IA AaisioH G

(sieak pg-0z swos 1oy padojaasp a9 0} Ajayun

pue Auedwoo |eoo B AQ Pajj04juod PUB| UIYIM SI SB1JUSD SIY)) anua) abea wieq Aasior
aljua) abe||Ia 1imebuopy

B1jU9D) UMO| Peoy Sasieq

anua umol Buog bBuog

‘2ie BaJE 3SE3|9Y O)deq

1S9M 9Y1 JO g pue | sabelg uiynm sanuao sbejia pue Umo) pauoz pue paaosdde Jusing ay |
saljua) paaouddy |'¢

FANLONYLS STHLINID A3SOdOUd 8 LNIHHND '€

- N o




oydeq 15ap J0) pasodoid Sem J9a1is BUB| [9ARJ) JNO) B 1ey) PSIoU Sem }) dOUSYIOM Yyels U} u)

‘J981]s sue| oM} 2 ag pinous Aep Jad sajoiuaa 000'0Z Uey) ssa| BuiuiAuy ‘(sawnjoa
Jaybiy sAey 1B} SUINOGIBIN Ui SWes Uiim S1aans aue| g ale aiay) ybnoyye) Aep sad ssjoiyan
000'0Z e UEs saue| { 10} spjoysaiy] ‘Auoud uemsspad palisap pue |ejjuajod 21LIoUoda pue
[B100S SI YSIUIWIP ||IA 31 SB 81Ua0 8y} ybnoiy) 19a.is aue| [9ARJ] N0y B 9ousliadxa pinoys easy
ases|ay uequn oldeq IS SY) Ul Sanuso oN ‘oldeq 1SOAA Ul 9SED 3U} AJUIBLSD S SIY| "S1U8D
E 0] JUSWILIISP B S S3UE) [9ARI) INOY Ylim a1juad e ybnouy) j9aiis e ‘Nl [essusb e Jo swus) u|

‘paads 0} aasap 9y} Buidnpal Jo 108y Y} aAey Os|e ued (swylAus Bulping snouojouow
pue ajdwis o} pasoddo se) (lejop pue ANSISAIP [BNsIA JO s|aas] YBiy uum sano Jo sanua)
oiyel) Bumols Aq aousiadxa uesapad ayl aaolduwll JBY) SaoIAep AJlusWe 0}0.) ap Os|e ale
19818 8y} uiyum Buiyied pue uonsabuo) ‘paads abelaae sasestosp siy se ybiy ale uonowy
10 s|9A8] Jey) Buipincid saue| |9ABl) 3|diINW pUB SSWNJOA AABSY UlIM [|oMm wiopad ued sanin
‘'SSLUN|OA PUB SOIISLISIOBIBLD JUSWSAOW JBNDIYSA O} SAIIISUSS BI10W a1 SaMusd J9|lBwsS Ing
JUSLUBAOW JBIABBY UlIM [|9Mm ajelado ued sasjuad Jabie "sadA) asjusd usamiaq SaleA 108y
SIY] "91)U30 B JO [Bjus)od O|LUOUCIS PUE [BIO0S Sy} $3}9|dap jJuswarow ydiymie juiod e siasay |

YJOM]BN JUSWIBAOIN 3Y] JO 3]0y 3yl Z'P

juawyne)d
puejans|d

wewyed Buog Buog piepsAQ y1.0Z B Juswyde) pueeAs|) ‘ApniS Z10Z - 9 ainbiy

Aungeia Joy 9|66N11S pinom 3JU3D PUBIBAS|D
auys Jeuy A2yl s1 ¥t 'pauyap Juswyojeo Buog Buog oyl UM “wesbelp Bumojio) Y3 Ul umoys
SE JUSWYDIED PUEBJBA3|D) 3Y) pauyap sisAleue snoiaald oy JUdWyd)eD PUBBAS|D |euoljou
U} UIYNIm BpEY JIEID) SJBUILLOP [|IM 3 'SJJUSD puB|aAl|) pascdold ay) uey) sab.e| yonw s pue
19)JBeWLIadNS S0IAISS [N} B SABY |[IM S1JUSD UMO] BU} Jey} USAID JUSWIYDIED PUBIBAS|D 8Yi JO
JSOW SP3su a.jUs0 Y} 1B} SUBSLW SIY| BIJUSD UMO} JO sjuswalinbas souewlopad ay) Asies
0} YUou 8y} 0} Juswydied Yybnous Jou S| 313y} 1Byl smoys ulsped juswdoeasp [enuspisal ayl

JBASMOH "UMLOU BU} 0} alow apel} pjnom Buog Buog jeyl uondwnsse sy) Uo pueRAs|) Jo)
JUSWYOIED B pauyap Aj@iaw Apnis Z1L0Z UL "UYINOS pue }sam oy} 0] Buo| aq (1M Juswyaled sy
1ey} sjsebbins asuad umoy sy} 104 ajdosd 0000l PuUNoJe Jo Juswydles e Bujuyep Jo suldidsip
ay] "auua2 umo} Buog Buog sy JOj JuSWYDIED B BUISP 10U PIP PUE 81jUSD PUBISAS|D By}
uo a5jua0 ume} Buog Buog auy Ag JusWYDBOIOUS PIYIWIl PSWNSSE SISAjeue snoiasld ay|

aouls sisAjgue 10 asuanbas ay] u os)y ‘@Auad umoj Jabie| sy} 0] suon2auuco
10211p SEeY JuaWysied Sy o |2 pue aljuss umo) Buog Buog auyi 0} 950J0 SIS 21UR0 BU) JaraMOH
‘sployasnoy o' L punoJe Guluigiuoa Se JUSWUSIES puUBEAS|) 3Y) passasse Apnis Z10Z sul

“JJOM]JSU JUSLUBAOW B} JO 3[0J Y} BULIBPISUCD USUM SNOIAGO B10W
opeW S| 9Nss! SiY| ‘pasiwoidwon 1sow ay} 8q 0} Jeadde pINom S1jUS0 PUBIBASID 8} 'S2.usd
abe||In pasodoid ay) |[B 4O ‘@ius) umol Buog Buog syl Uim JusWydleD s) jo uopnedydnp
10 |9A9] 8y} pue aqusy umop Buog Buog o) Anwixold s} AQ pasiwoidwod s UsWYOED
abe||IA PUBEAS|D BU) JO [BNUSIod 843 YOIym O} [9A3] 8Y) SI WeiBEIp dU) WOl SNOIAGO S| IBYM

RUPLIUAE) 2D TejiA

QuUeWDIe) SR UMD, asssa

EJOW(N_DDE sjuswiydle) [BUOION .w hﬁ-ﬁ._w_m SaJjuad - G alnl

‘G aInbBi4 ut
UMOUS S| SJUBIYDJED [EUCIIOU PUE AUDJBIBIY SB1uad pasodosd pue Bunisixa syl {180 yimoib
UOBD Ul SJUSPISaJ 10} 32|00 PUE S0USIUSAUCD SONPaJ puk juswydled abiel A@Ale|al e a1juao
Uoea 9AI6 pINOM S|U JBASMOH JUSLUSAOW JO SUISjied [ELUIOU PUE [BNSN U pasEq (|80 Ymolb
2.1U 3} 3AIBS PINOD |90 YmolB ayy jo sabps uls)ses ay) ul sanuad abe||IA 1BY) SUBSW SIY |
‘PIEMUNOU UBL) puB 1SES 0} 1SM OS|B S| BaIE SIY} Ul JUSWSAOW JO UOIO3JIp JUBUIWIOD 3y |
‘useped pooyy 8y} AQ paulep SIOPLI0D Jsam-Isea Buoje suni Yinos oy} o} ulsied yimoid ay)

‘21ua0 2yl Jo AB1aud aAnsod By} 0} SINGUILOD O} JUSLUSAOW SIY} JO A)(IGE BU) pue
211USD 8} 4O SBLBPUNOG BU) LIYIM pabeuew S| JUSLUSAOW UDIYM O} [9A3] SU} JO UDIoUNy & S|
souewwopad a5usD 0} SHJOMIBU JapIo Jaybly 8say) Jo UOIINGUILD 3Y) JBASMOH BduBuwIopad
2J)US2 JO 92USN|IUI UE OS[E S1 SHIOM]SU JOL)SIP PUE [euoifal Jofew ay} 0 a.1njeu pue Loiieso] ay |

‘JSsom
3y} 0] SAAUSO UBY] JUSWSAOW 4O suieled [enjeu o} anp sjuswyoied iabie| sAey M Jsea auj)
0} Jayuny pauonisod sa:uso 1By} suesw sty | BucBUO|Op SPIEMO) PJEMUNIOU UBY) 'plemises
Alleniur a1e sanuad o) smoj) Jofew ayy cjde 1SSMA U| |8ABJ) JO Sulsjjed |BUORORIIP SE ||am se



MAIARY S21308 ?._ - &
g 52983 1 _n;ﬁ\

JUSWSAOUI JO [9AS] Wnwijdo ue oy sabe||iA au} 4O Judwaoe|d au} S1BIIOB) PINOYS 8IN1onas 8y 1

‘ays |eydsoy ayy Jo 8pisINo swood Buiynsuocs Joy Ajunpoddo au) epiaoud
OS|e PUB 22)U30 SIU} 10} WOISNO 4O 80Jnos BuoJls B aq UED (JIng usym) [endsoy ay] ‘jeyidsoy
pasodouid ay; a1soddo peoy S|EPUOAY JO BpIS UINOS Sy} UO PUE XUl pappe pssodold ay) jo
apIs 1se8 ay) 0} abeya Aspuny 8yl Jo Juswarow Jybis ayl saunbal aunjonus ul abueyd sy

‘2INoNns
(pasodoud) Bunsixa el 18pun 3|ge[iBAE Jou SI Jey) Ayoeded yinos yuou Bulppe AQ ajoJ jeucifal
qns B aABy 0] ainonys ay) Joy Aunpoddo ay) syuasald osje abe|ia puesas|) au) Buiddoig

‘pPEOY 3[BPUCAY O} YINOS JaUHNy JI SNUUOD O} PasU 8] SSAoWal
OS|B yul] 8} JO [BAOLWIBI By "WeIBeIp syl ul umoys (a4jusd abe|jip Aspuny pasodoud au) je)
Py PUBBAS|D O} S199.1S/souUl| UsaB om) sy} aoB|dal PINOM PY PUBSASID PUE 81USD UMO}
Buog Buog UsamMaQq SA0GE UMOUS UOIIOSUUOD PEOJ SUI| PIW PSJIOP pal YL 8|qBIA Jou Ajay|
s 9ujus0 8y} Se sasodind uonesyisn| Jo AJIjE)IA S1Uad JO) papaalU Jou SI S5jua0 umo} Buog
Buog BIA yUOU Sy} WOJ) LOIIOSUUO0D 8y} 1By} SUESW SIY | "yHOu SH 0} aiusd umo) Buog Buog
126U0IIS U} JO MOPBUS JUSWYDIED 84} Ul SHIS 1]USD PUBISASID SU} 1BU) SMOUS OS|E 8injonis
3y "UMOUS SB 1usIoljaul S| pue yJomjau Bulisixs ayj 4o yonw sslesijdnp ainjoniis psppe ay |

JINOS YHNAAA - SINONAS PEOY AlBWli4 UOIBUIqUIOD puUe paisnipy - g 8.nbi4

‘MOj8q 8imonuis Buijsixa oy} 01 pappe SI $aul| PSJOP Pal Ul 8INJoNJIS JBYL JUNO [[euUSIeN
pue Buog Buog ‘pPY SoONIEQ 1B S2JIUSD UMO} Mau aalyl ay} Bujoiouids Yomiau pajosuuod
pue Jueoylubis AljeuoiBal aJow e 4o aA0a(qo ue 0} anp 1ed ul 81njanis payipow e pa)sabbns

doysyiom Jejs ay| Saljuad Umo) peoy saxieq Jo Buog Buog ‘JUNo ([BUsSJep Jou Ing anuso
umo) oideq sinoae} yoeoidde siyj Aemuojow pue AemuybiH $80uUlld 2yl OJUO JUSWSAOW
15B8-1SM asnuoud 1By} SYUI| YINOS-YUOU Pajosuuoosip JO SaLss B S1 yJomiau pasodolid ay)
05 JUSLWSAOLI YINOS-UYUOU 10} B|ge|leA. ale S82I0Ud 9)nol Sleula)je yolym o) Juslxe ay) pue
‘sabe||iA oL Jo Jenuaiod 8y} saonpal siUl PUB "YHNAM 941 YBnoiyl ylomiau ajnol [euotbal-gns
9)euls)|e ue apiacid JouU SB0P B4NPNS ay] Aemuolow sy} pue AemybiH seoulld 8y} JO ULO)
24) Ul YYNAM 8Y} J0 abpa ulaises auy} Je sisixa Ajuo yuomiau [euoiBal-qns Japim sy '}Jomiau
10UISIP JO [BOO| B UIYNM SBIIUSD BU} SIO8UUCD HIOMISU JUSLUSAOL 8y} SAOGE 8Injonlis ay) uj

YINOS VHNAM - 2N1on1ig peoy Alewld juaung - 2 ainbig
‘welbelp Buimo||o) BU) Ul UMOYS SI BAIE 3SB31a 3U)} Ul ainjonns pasodoud juaind ay |

‘uonnedwos o} diysuoneal s} pue
211U90 yoES JO SouUBWIOYSd BY) SBOUSN|UI SHIOMISU JusWaAoW Alewud ayl Jo U0l 8y

“UONDSS XU BU} Ul |IEJSP I0W Ul YYIM JBSp B1E 811U UMO| PROY SaxIe(
01 Buie|al enssi ay] I Wol) Aeme JO peoy oide( }SONA O} JUSLO 0} 21jUs80 8y} JO 3.41Sap 8y}
S109)/e OS|E 1| 'OPIS }SES 8y} UO asuodsal [enus)od suj 109)je pue spaads S|oIyaA 8sealoul
peO. BUB| N0} Y "USAIB 301ApE AU} JOo 8dUanjjul Jofew B aq |[IM UOI08s }19aU)s ajewlin ay| epis
JSEa 8y} U0 BU0Z JUIalip B Yum ‘19a4)s ay} jo abpa uisisem ay} 0} pauljuod aq pinoys auoz
21usD UMO) pasodold ayy Jaylaym JapIsSuoo O} SI jaug Syl Jo Hed v 'aiusd umoy pesodoid
3yl UM uonipuoo abps 1eaiis au Jo Ayoedeo asn pue| sy sBueyo piNom Sy} Se uoidaaIp
yoes Ul sauUe| [9Ae)} 9|Buls 0} pamOoJIBU 8 pInoys peoy oideq 1SepA [9A3] SIU) Mo[aq [|om 1e
P3SSaSSE SIaM SAUINJOA DIYEI) ISASMOH "ajus) peoy sayleq pasodoid ay) ybnoiy) peoy

Wiesd ypand S\ 50 2rmes S Gulaosh) Ko s g Sl

>

]

Reqin =



g i g o > -
e .,mnajﬁt..

‘80°'Z1 1e pale|noen sem abelaae Aususp Buiamp sy ey Jad sBuljjemp gz 0} ey Jad
sBujjemp ¢ woyy Buibues adA) pue| pue uoieoo| uo Buipuadsp salisuap Buljjemp jo abuel e
oABY S9|qE18SaY ]| 'YHNAM 2J1UD 2yl Jof S3|g.) PI9IA ployssnoy pajielsp patedald sey 1ouno)

*JOJOBUUOD B} JO apIS ISES SU} UC PUEB PEOY S|EPUOAY JO 9PIS YINOS 9} uo A8yl 10108Uu0d
|euoiBal-gns UIs}Sam U} UO S)IS S[epuoAy pue |ejidsoy pasodold ay) ajisoddo Jojosuuod ay)
uo siis A9)JUNY 10192UUCD YINOS - Yuou [euoiBal-qns pasodoid ulsises au} Jo s e Buis se
UMOUS S| PEOY SI9|MO ‘S3(0J AJEPUODaS JIBy]} JOj SuUBWYDIed aindas Aj@anejas aney abe|ian
Aapuny pue abeliA 9ePUOAY 'PY SI19|MO JO Saljuad Buiulewal sy} '‘PaAcwal PUBBASID YIA

alUa) pueaAg|) juawysie) Buiddeiaag - 0| aunbiy

's|182 ymolb 1sem ises ay) Jo
AnBajul pue UONBIUSLIO BU} MOYS 0} PApPE MOU SI SEAIE PaJOaye poo)) 84} JO aulno |ejauab
a8yl (01 ainbig) wewuysies Buog Buog sy} Jo sousnul 84} pue g aInbi4 Ul uMOYS ainjonis
paysnipe pasodoid ay) jo xa1uod oyl Ul paldde sem G ainbi4 ul pajussaldal sisAjeue syl

“S8IJUD0 JUBIBYIP OM]
10 S82IN0SaJ BY) O] PAJOSUUOCD [[om g 0} ||30 YIMalB pUB|eAs|D 8ul JO UoILOd uIs)ses ayl 1oy
pamojje a5ua) umo] Buog Buog pue a13USD Py SISIMO- BUY JO UOIBUIGUIOD 8U] 1By} Papioap

os|e sem )| “(AemAuB pamoj|e S| YoIym) 210)s Jauloo B Uey) Jaiealb udnuw oq pjnom ey} anuso e
10} JUBLLILDIED PaYesIpap YBnous ajelauab jou pInod pue@As|d) "8liuad Yoes 1o) paje|ndjed SIam
sp|alA JuBWYDIED Usym AINP 1 Uo doysyJom YIS 3y} Ul PaUIILUOD SEM UIBOU0D SIY] “AlljIgelA 10}
9|66n.13s Aew a13ua0 abe||iA pueleAS|D (192 YIMouB piuw sy} 1eu) sisabbns sisAjeue Buipsdsid sy

SPISIA JuBWYIRD €'

(01 9 6 S2nBi4 Ul umoys se) anuad abe|ia ay) puockeq
0} py JUNOJ ||BYSIEIA JO UOIDaSIBIUI BY} WoJ) pY AaunH Buoje suoz Aususp |enuspisal Joble|
e Jo Ayjqissod sy sisebbns jsea Jayuny pue |eydsoy pasodoud ayy spsoddo Aspuny Buioe|d

‘(1adojansp [endsoy pasodold ay) yiim suonenobau Jo juawaalibe ainbal pjnom
1BU1 INQ - abej|iA AS)unH J0O 1SBa 8y} 0} pajind ag o} paau AW }1) YINOS 8Y} O} 8UOZ UONIBI0Id
|ejUBWUOIIAUT 8y} ybBnoiyy Buiuuny Jo JUNOWe 8y} 82nNpal O} pauociisod 2q 0} SPadu dul| |IBl au}
10189Mm U1 01 AemybBiH saoulld 8y} 0} |9||eled pue abeljiA AsjjunH 1sed suni jey) [elisye uleypou
10 uoisuaixa pasodolid ayy jo Ba| usaynos eyl uleped pesodoud yusund Syl UBY) pINg 0}
1adeayo aq AelW pue spaAINo/ebplg ¢ 01 ¢ 10} PasU 8y} SBA0WS. SA0GE 3injonu}s pasodoid ay |

¥

UINOS YHNAM - 2inonus peoy Aewld paisnipy pasodold - 6 81nB

‘'suonisod [euibuo 18y ul Aejs abe||ia sjepucAy pue abe||Ia Py SI8IMO4 1SED Jayuny
ApyBls pasow si abe(a ASjunH pue pasowal siI 8Be||IA PUBBAS|D 'S8UIUSD UMQ) 83y} 8U)
suayjbualis 1eyl ylomiau pajsnipe ue yim way) seoe|dal pue 3Iomiau sy} ul syul| Aresseosuun
pue ajeol|idnp ay) sarowal weibelp BuImOo||o) 8y JUBWYDIED S} WIOJ) 81)UBD 9|qISSIVIE ISOW
QU] S| 2JjUs0 8y} 2Joym pue (L ALIOUODS JUBSWISAOW, S} SB 0) PaLIdal SaWiBwWos) AlAnoe

wes aggnd Syl jo anjos 3y Bulsosdu 1g saiojiag Bujeen

Kyequn



ssauIsng Ji1ay} jey) aseo paidaooe ue Ind aAey si9|iela) 19yJewsadns jsed sy) U] 'SOUSIUSAUOCD
uo soueljal paAlgasad ay) yealq o} Japio Ut Ajuswe paroidwi pue sBuip|ing Jspeq JaAllep
0} painbal ale sigjelal Jofew ay) (2100 abeliA 2yl ul Buiall Jo Buisnoy Ansusp saubiy Joy
puewap paseasoul pue podsues ofqnd 1o} puewsp paseaJoul 's|aas| Buipels jieja) ssybiy)
souewIONad OlWOU0ds paAosdwl Jo Jaiidsul ue s Juswabebus |B100s sy Us(1glal [enplApul
UE JO sjuswalnbal uewe)|iN 10 30UBIUBALOD paAladiad auy) espuond o1 Jou pue Juswabebus
|B100S pajeaala Joy sBumas ay) 81ealo 0 Sl 4Od aus 4O uajul 2y} Ing 'yoeoidde ue yons wouy
souewiopad (18)9) pasocidwi Joy sjuapaoald Jeso ale aisy] 1oxsewsadns sy} Buipniour anueo
ay) Ul sjueusy ||e 4o souewlopad ay) aroidw 0) g pinoys (sauso JUNOp |eysiey pasodold
ayj Jo uondaoxa 9)qissod syl yum - 31 JoAISP 0} Aedde ou umoys sey 18xyIeW By} se '40a
USTILIM [|aM B JO 80Uanbasuod e se Ajuo uaddey ||Im) 8.4Ua0 PauBISap |jam B J0 10943 ||BISA0 3y |

AuENA s}t 0)
2)JNqUILOD 0} paJinbal si }exJewadns ay} pue Sjoym B Se yJom Isnw abe|jia sy abe|a ay) jo
ped auo A)uo st 1xIeULBdNS BY) JOASMOH "SDUBIUBAUCD JO S[A3| YBIY s 1osuewledns Japio
puo23s E Jo asiwaJd DI1Seq 8U) SE S0UB)SISI 10jeado [BUl YHIM 133W (|im Juswalnbal oyoads
siy] ‘Bunyed Jeo seas Aue 0} Jou pue 19al1)s BY} O} SI00p UM }9ails Sy} ssaippe o) sdoys
ay} saunbal 18y 40Q € Jo 109igns ay) aq pinoys sansusoeleyd Juswdoloasp Ss) pue a1ju0
abe||iA 8y JusauodwoD |BI0ISUWILLOD U} UEBU) JapIm sayoeal Jey) pue Buisnoy Alisusp wnipaw
sapnjoul jey} ueld auoz e Jo 103lgns sy} aq A||espl P|NOYS 81)us0 8U) JSASMOH 'Bale pug| Jo
saijaw a1enbs goo's puno.e anbal pjnom azis pue adAj sty Jo anuso e Buiied Jed Buipnjoul

wbs 00gZ - 008t UOISIAOLd |BJOL
wbs 00z 1810 osIN
wbs 08 yiesH/shueQg
wbs ool 19sSaJpieH
wbs 00z Z X S80IALRS JoId
wbs Qg1 UBINE)SaY
wbs gg1L Jonbr
wbs oL Remeaye|
wbs poL Kioxegq
wbs 00| ajen/iiea
wbs QoL juabesmaN

wbs 0O0'L-00G  1oEwWISdNg [PWS
'SMO||0} SB S| $BIJUSD 8SBU} JO UOES JO JUBLOAWIOD [B1219WWOoD 3y} Joj aoeds JO uoledo)||e
apnyubew Jo 18pJo JO [BJausb B BUILLIOUY JO} SISE] B SE X)Wl 9SIPUBYDIOW Bwlo) oid DISEq VY

EENIE]
953U} 0} 37 aY} Ul passaldxs Se SaWoIN0 paJISap AU} Jo AUBW UO JOAI[SP O} Sje 8 10U [|IM
|IDUNOY) 8SIMIBYIO 'dDQ & Jo 103lgns au} aq pinoys uomisod ayis pue suoriodoid ‘uoneso) Jisyl
‘sBuipjing asay). sbuip|ing Aalo)s aibuis u) papiaoid aq |m Jusuodwod Iejas ay) 1By} Al
2J0W St )1 100)) pUN0IB 3y} Uo [IB)al yim sBuiping Aa1ojs-i)inw J9AIISp 0) SoNjua9 asay) 10adxe
10U pINoYS |IUNo?) 1eu} usAls) “ABojodA) Buipiing B s S81jU90 3Say} JO} UCHEISPISUOD JueHodw)
aiow ay) ybnoyy swJay Buluued U] ‘UL Yoes JO Xiw SSIPUBYDIAW S} Jo uonisodwod
Aiay1] ay) auyap 0} ajeudoidde s) i Apuanbasuo) ‘enuad e Jo JuswdojeAsp d|gIses) ay) 10}
juepodwi g |Im SSIDUBUS) 9S3Y) JO UOIULEP au} Swia) Juswdolaasp uf ‘selsw asenbs 05|
-09 U9aM1aq JO S910UBUS) JBUI0 Z|-8 PUNOJE }0adxs 0} 8|qeuoseal sI )l AIBA [|IM S9I0)S 9S8y}
Jo abuel ay) I1s|IUM 1 apisbucie satoueus) a01ABS (EUOSISd puB SSUISN] JOYI0 PUE S810)S
A)jeads jo abues jjews e Joj Ayunuoddo ay) sapirold Joyoue joyiewiadns Aiepuodas sy

X1\l 9SIPUBYIISN BULIO] Old §'F

SONSS| UOISSIWWIOY) JBWNSUOY @ Uoedwo?) uejeasny [enqusiod AU upm Ajdwoo se |jam
se Jyauaq AJunwiwod aalejal Jaybly e ajensuowap Ues 40g usiium [|am e AQ paiuedwoooe
11 SJUBWIPUBUIE YONS 1By} 2A3119Q S\ "S2.USD 9S9Y} 10} JuswpusWE 437 ue Jo Jusuodwod
e oq 0} pasu JyBiw (Joxeluladns S0IAISS ||N) B MOJ|E JOU S0P UdIUM pue) anjuad AJepucoss
8y} Joj sIseq au} ysigelsa Jey} sjonuod Buluueld ay) aiojelay| 1oxiewIadns 82IAI9S ||Ny B JO
ploysaly} 8y} 18 SI 8USD PY SISIMOS B} 'SPIOYSSNOY 000'E 4O PIRIA Juswydles Bulilamp e Jy

's21]u90 953y 10} Jadojarap ay} 0] s|qejieae ae sajbojodAl iy10ads pue sajes
|elual a1aym sy ewsadns Jofew ay) yym SSED 8y} JoU SI SIY | 'SSNUSD 331U) SSay) LSAII8p 0}
ybnouyy Aed 1yBiw 1BY) MOY pUB USEIBIN/AYO] JO Sa3I 8l yim axew Jybiw siojesedo jenusiod
1BU) sjuswabuelle By} JO aIemE JoU ale am J1oadsal sIy) uf JuSWAdoeASP 3|qepuny pue a(qIses)
B 2JJU8D B Uons ayeuw 0} AJjige s,1adojeAsp B JO anss) sy} OS|e S| aJ8U} ‘SaLusd pue saio)s
yons o} pjoysauy} soueLliopad e ysiiqelss o} sjdwane 1By} [9pow [B21}2i03u) a4} 0} Uohippe u|

wbs 0022 G8€'6 €'6.$ 5259 ejol
wbs 002 006° p'ees 620'C Aspuny
wbs 005 0912 €LL$ 00S‘L 9{EpUOAY
wbs 000°L TA% 4 9'ves 000‘¢ Py si9jmo4

joJewsadng L UL

Aepuoosg 03
%GZ pawnssy

wg puadg
Aaooun
183

pIaiA Buiemq
awyes

anuad

|eUOIRON
Ayoede) 1oxsewsadng Aiepuooag Jo sejewnsd - Z 21qel

%06

0} %G WO SAIBYS JoyIEW PIIBJIPUI S2I0)S UDNS JO} SISBQ Sy} U0 YSEDISIA UIIM SUOISSNOSIC
Joybiy eq ybBiw Jexsew ay] jo abejusoiad sy alogiay) pue uonnadwos o) s|gndaosns se
10U puUE BJ0WSa JSOW L) OS[B S| (JUSLIYDIED 1S9)[ELUS SU) SBY UDIUM) J9¥IBLLISANS S[BPUOAY
ay1 1ey) panbie aq pinod 3] Ajspim Alea [Im Joxlewladns YOS AQ pauielel puads JO [9A3)] U}
2on0e1d U| "81USD Yoes U} eoedsiooly adAl-jesewladns Jo junouwe a|qissod a8y} JO ainseaw
SUO SI }NSal Sy "BalB By} U S}ax ewladns a0IAI8S [Ny Ag 18W 8Q ||IM PUBWSP SIY) JO %G/
1BUY) POWNSSE UBYl SAEBY S)\\ "90BdSIOO0) 10} PUELLSP JO |9AS| 8y} O} Se eapl ybnol e saalb
210018y} puE 19¥Jewsadns e Jo} [aAs]| Buipes a|qisea) e se Aisnpul ay) Ag paideooe Ajesausb
s1 21nByy siy| ‘eoedsiooy J0 218w alenbs 1ad ss[es 0pQ'g$ 1o e Aliqises) e paidde pue
(Joyooje Buipnpoxa) Aloboyes Aleooib syl ul puads |Eles |epusjod oy}l pajopoll aABY aMm
‘1oysew.iadns AIBPUODSS 92IS S|qEUOSES) B 9pIA0Id 0] 91)US YOES JO AlDBdED 8Y} 158} 0} JoPIO U|
Aoedes 19yiewsadng Auepuodass vy

00681 6259 995°L |e101
058°S §20'2 S¢St AopunyH
0SE'Y 005°L GZS'E S|EPUOAY
008 000°¢ L0y Py sigmo

pIaiA Buliiama
juswyslen
anuag is3

Juswyoie] anua) Aq piIA Buljam Jo selews3 - | a|qeL

130 YMoID Jo 81ud9

PISIA Buliiamq je3ol

pI3IA uoieindog




@

vodsuel; oqnd J0 JNoAE} Ul saseys apow Bulyiys ut J0j0.) B 8q [|Im punole
pue o} yiem o} saoe(d ajes pue aAoEINE SI Sab6e||ia SUY Ydium 0} [9AS] aUL YHNAM BU) Ul
asn 9|oIuaA ajeaud uou Joj saleys spowt Ybiy Jas sey [1puno) eyl pajou si )| “eouewlopad
vodsue oiignd paaoidiu Jo sausidsul Ue Os|e S 8)uso abeia yoes uiyim Ajusie wieas ojand

yBiam Jusioyns wayy usaib
0] 437 8y 0} suswpuswe ybnoiyy Apossip pspoddns aq pinoys s|eAUod 3say) pue aiusd
abe|ja asn paxiw e uiyym Aisusp Buisnoy toy uonesidsul ‘Juspuadap wyeal o1gnd ‘sapoddns
-a.uso-uequn ue se ubisap ||ejal Jo} sjulod souaIe)al JO SISE] By} YSIIEISS PINoUS 490 a4l

uequn ubiseq - euloyy analg Ag sbumelq

‘Aiisnpul [ieje) sy - =

10 [2pow |eap| 3y} JON “ajsoddo
S3)Is SeNn|eA 'sasn pue| Jaylo Jo}
enusjod jeuonendsut Buoss ‘a|q
-eyjjem ‘Aluawe Yoy ‘sapoddns
yodsuen 2)|gqnd "a)usd B Se
Aungea ybly ‘Amgeureisns YBIH
‘sueL}

-sapad 0} pajoAap abejuol ‘¢

"$9SN pue| Jaylo Joj |enusiod
Jeuoneldsul Swos 'a|geyiem
Ajued ‘Ayuswe jsapow ‘aaipod
-dns podsue) ognd aso a5
-Ua0 e se AJjigela Japaq Apybis
‘a|qeuteisns asow Aybis

‘SIED O} P3JOA

-ap A||lequed abejuoi4 Nds 2

‘Aisnpu)

[Iejol 9y} 4O [SpowW [eap! 8y "dYs
-oddo sajis sanjeasp ‘'sasn pug|
Jauio Joy [enquaiod jeuonesndsul
ou ‘Ajluswe mo) ‘aaipoddns pod
-sues o1jgnd JON ‘aljuad e se
Aungein mo| ‘Ayiqeuleisns moT
‘sleo

0} pajoasp Ajpaua abejuoiy |

sisAjeuy uopdQ Inoke anua) abejA - 0L ainbi4

:BUIMO|I0) UMOYS B1e S|apoul 81y} 3y “Buisnoy Aysuap paxiw Joj uonelidsul
ue se a1uso yoea Jo saenb syl asn 0} SaysIm |1vuno) Ji pajdope [epow Sy}l 99 Jouued
S2103S |Iejal Jolew ay JO |9pow pauaa.d ay] a1juad yoes Jo) suondo InoAe| [esausb aaiy) sse
aJay) 10adsal s1y) Ul "Aqlesu JO a5jua2 sy} ulypm asuodsal Ajsusp e abeinoous Jou |jim wiea!

592-dn2
.N.MN .;m;mz EmEmmm:mz 10 >Emnmu( .:mmm«:m\_.uv"m:ENWN,Em?Q ay H:mﬁt&m& 1eny28)1aguf .\E.amu 1eizas,, nmmm_.v iy ._mcmnr_m pue ﬁJm_nmr_mz E
URIIIWIEN, 437 343 40 YdunLy,, |L0Z 1953810 pIemp3 [

J24sNy3S 3 UoWIS, Jay)aboy 421134, ‘£00Z VRSP B weuing L

o1gnd 8L 0} 8suodsal [eiDIsWWoD PUE [1eja) wioy Jing Jood vy “Aisusp Buisnoy Joj SISeq og;
ysligeise |m Wwieal onqnd 8y} 81BAIDE 0) AJIGE JISY) PUE SSIJIAIDE |BIOISWWIOD PUE (1218l 8y}
1O W) JINg 3y} Usam]aq diysuUonE@) SY1 HSsH SUOZ 81jua0 3y} UIYYM JOU I 3IU3D UOES JO
22USNJUI JO BUOZ BY) JO WBUOdWOod B 8] (M BuISNOY AISUSP PaXIW SWOS By} PSLUNSSE S )|
nodhe anuan uequn L's

S3SN ANV '8 LNIWDOTIAIA ONILIOAdNS-IAINID 'S

‘sueuisapad 0} Jou - Buppied 0y usaq sey ubisap Jo snooy Alewld ay) S18um 'eljesSny Ul SaJjusd
abe|)a Alenb Jood Joy palejsiBa) aABY am ey} Juesw Sey 'sIaAIISP yied siy) ey} sswoojno
wawdojanap ay} 106 0) bunenbas Aq os|e Ing yied siuy Buimoljos AQ Ajuo JoN ‘plepue)s Guiyied
JED WNWIURL B Pa2Iojud OS|B aABY AsUy alaym Bupjred seo ssaippe 0} sbulping ayi-xoq
‘Ajjenb Jood 1anijop 0} siojesado asay) Gummoiie ul JoHdwod useq aAey S|IDUNOD pue SaI0ls
112y} Buissaooe Jo 9sea ay} IN0ge SIEDA Jo) S|IDUN0D pajonuisul aaey s19|ie1ay "uybiy sse abe||ia
auy} jo sanienb |eneds pue |eoisAud ay) )i a|qeinseald aqg Aluo ued 3} -asodind auepunw ay)
10 30IS1NO a|geinses(d s| JISIA SU} 2ISUM 3SOU) B 1S8Q SOM JBU} SaUJUSD |ED0| JOASMOH
'S2JJUSD [BOO| O} SHISIA Jo Jojeanow Alewnd e s| (sapaoolb 1oy Buiddoys se yons) ssodind
asuepunuw AjaAne|al y ‘osodind o} pajejel SNXau [BUONOUNY SU} YBaIq OF PaSU 8101818y} S[IoUN0D

‘USIA O} UOHEAJOW
ayy 0} Juepodw| fuaa sawodsq Buped Jo Alwixoid uay) punole yem O} UMO} SACEINE Ue Jou
s ) §| ‘oAnoeRIe ale sjealls pue sBuip|ing s,96e||IA 10 umo) 8y JI YJom Buiyed JusiusAuooUl
oMew A|Isea ued NOA SPIOM Jaylo Uj ‘aAioelie ale sBulp|ing pue saoeds au} JI UMO} punose
yem Aiddey |im sidoad 1euy si iU} 4O JUSWSS JB[NaIo 8y JusiusAuooul sI Bunyed JI umo) e 1o}
ABsjels [BI00S pUB D|UIOUOOS SAJORYS S10W B S| )} SPJOM JBUJ0 U| ‘Buj|em JO S|OAS| Saseasdul
1ey} sauuew e ul swiba) Bued pue jeals ay) dn 13s 1SN S|IOUNOD SBEjIIA puB SUMo)}
1O U)Eay [B100S pUE OLIOUOIS 8y} 10} Jeyl SUBSW SIY| JUSLUUOIIALS DILWIOUODS pue [eloos
)eam e Ul sYNsal Jaalls sy} Ul suetysapad JO [9AS| MO| VY 19alis au) Ul suelisapad Jo |aAs)
MO| B sueaw ob o} Juem Aay) asaym spisino Ajoalip yed o) sidoad lo) ANige ay) Bulpirold

(seoepsiul Wieal 21jqnd pue wuo4 J)ing Jood) mo) S| AJuawe S,umo) ay) uay}
‘0B 0} JuBM A3y} 21aUm 0] Ixau AjgieIpawiw) yied jouued Asy) 3SNYDIF UMO] 0} SWOD JOU [|im
a|doad y !Aem Jayjoue ul S1y) ABS Of "SOUBAS|3I [BINYND PUE [BIDOS JOAISP JBY) s}oadse asay)
S| Jf pue Bupyem 1o} JUSWUOIIAUS 3u} BUIjBaID Ul SJUSWSIS [BIUSSSS ale AlIxo|dwod [BNSIA UM
Buoje Ajnunuoo pue Aoewinul [eneds ubisap Ajpuaiy ueuisapad ul Ing ‘ubisap Ajpualy Jes ul
punoy} 10U 218 SaNjeA asal | "Saluad umo} o} Bullq sanjea asay} Jey} 1suaq olwouoos usaold
ay) e)dsap sanjeA [Bn)nd Jo |e10os abeuetl 1o ajeald ‘sjimiapun o} Ajjige ou SaAIb jey) (o0
-U0O B '8sn puUB| pa|joAuod SABY S|Iouno? ‘JUBA3Jal Aj[eunynd Jo A|je1oos aq 0} Juswdojaasp
Buuinbau jou 3ng Ayanoe BuiBeuew ‘yonol ybI| B yum way) pajeinbal saey siounod) 194 sy
<|enjoasiul pue AJuUnWWoo 0} jejuswepuny os ase Asy) ‘Aeid Ajjeuoiseado pue sjdoad josw
‘ysom ‘pooy Ino Ang am aseym saoe|d ay) ale Aay) ;sHsuaq Yo uids yjesy pue djoucda sje
-J12usb 0] UMOUS US3Q SARY JBU} ,SHIOMIBU [BID0S JO UONEUNIOo) 8y} mo|e pue 'Bupsbul) sbeinod
-us pue paubisap ||om JI 'pue uoddns [eoos Jo saoe|d spiacid Aay| AljigeLIEISNS 0) pUB S3)}
-lUNWLWOD Jo Bulag)iem pue yieay sy} o} sionquiuco juepodw sie sanuad abe||ia pue umol

‘sueljsapad o} jJou
pUE SIED 0] S| 30U313)31 S BUIp|INg aY} se 1s0| s| abe|ia e jo Alfenb ay) 0} sppe jey) Buiping e
p|ing 0} 1exJewladns auy Joj pasu suj Jey} sueaw siy . Bupired Jeo Jo esse puejsprey e Guioe)
Ajoalip SIN0 280 19xiBuIadNS sk pajaldialul ASow S1 Yoiym 'SS800E. JO Sses salinbal [spowt



waykay sanus) yden oo | *
b (-

21LoU0S Jolew e 9B pinom AJIAIIOE pue a)is SIU 'a1jusd abe|jiA 9yl uiim aoBRlUI S, 8IS BU)
pajesapoul Jey) s|oJjuod ubisap s|qe)Ins 0}303igns ‘SS8[dYUSAIN S|edS SIU} JO puUE UoHEDO) SIY)
18 BuunioeynuewyAnsnput JyBI| pue AJsnpul 80IAJSS 1O} PUBWAP SI 818U} JaUIaUM S| 81081}
anssi ay| yed ssauisng e Joy ajeudoidde jou st ays ay} jey) aaibe osje app (Buobuoliopa Jo
SEale UJaYIN0S auj Ul awi Jey) je asn Jo adA) sty Joj puewap ou paynuspl Apnis ayl) asn yied
ssauIsNg JapJo Jaybiy o} payinsun sy pue pYodsued) o1gnd Jo sNg AQ PSOIAISS 8g JOUMS PINOM 0S
PUB SUONE]S [IBJ PUE |(B) WOL) SOUBJSIP SWOS S| )| ‘Buiinioenueww ueajd pue Ajsnpul S21A19S 0}
PS}INS 1SOW SI PUB| SIUY APNIS 9YJ U1 JUSWISSISSE aouewlopad sy} 4o SISeq syl UQ ‘pPue| [elisnpu
10 suoneoo| pue sadA} snoEBA 0} Pa)INS SONSLISIOBIBYD aU) pequasap I ‘palep mou si Apnis
SIY} ISIIUM "900Z U! [1ouno) 104 Apnis spuen juswihojdw3 BuoBuoljop, B Yoouspun vad IiH

‘Y 0Z PUNOJE SI UORSAND Ul B3JE B8Y| '9ZIS SIL} JO a)Is
e pue 9)Is sy} 0} payIns jJuawdolaAsp Jo adAl ay) si anssi Jolew ayy (Alsnput Areay 1o} uoneso|
10 aoepd)uI ejeudoldde ue Jo payNs Jou S| M) Alsnpul JYBI) Joy pauoz 8q 0} SEm pue| SIu} J|

T e T

a5ua) py siemo4 Buiuiolpy suoz uswhojdw3 8|gissod - z| 2nbi4

"1L @InBi4 Ul UMOYS SI BUOZ JSLLIO) BU} JO LIOAEDO| BY| "asipueydsaw |eiauab oy jexewsadns
2y} Jo sauobsjeo Buisipueydsaw ay) puedxa OS|e PUB S8OIAISS POO} JOj PUBLISP 3} ISEaIoU|
AinyBuiuesiu pinom anuao 2yl 0} XU SUOZ B YONG 'SSWINYOUN| SE |[@M SE 1o)Jew Buruiow
BUOLIS B J9AIIBP PINOM BUOZ 3y ‘(2Jaymas|a yiom sjuednooo au a1aym) Buisnoy Ag Jus)xe
184} 0} palddns jou s1 18y} AWOU0Is swwn Aep B SISAaP J 1yl S| 81U B 0} 8uoZ Judwkioldws
Buiuiofpe ue Jo euaq ay) “sueld Jusnbasqns ul PAAOWSL SEM BUOZ SIY] “YHOU SIEIpaWW
3y} 0} U0z [euisnpul JybI) e pasodoid Bale ay) 104 Ue|d JBLLIO B 81)US)) PEOY SISIMO4 8Uj) 104

‘s10}0B} 953U} 40 Uioqg Aq abe|jiA B se paoueyud
SI pue ‘(ssexiom 10} Buies sanoeijie 210w e ) Bupew Jo swia) wi) (endsoy auy jo AlIgela suy
sanosdw ‘Ajisusp Buishoy jo peaids Japim B SeBRIN0IUS 84UB0 8UJ JO LIONEDO| SU) 'AJBLILINS U]

e el

SAWONNQ dAOddNS Ajleminia 13 A3[3un - X 7l

s)yauag uoneso ASpunH - L ainbi4

‘Mojaq Welbeip su Ul UMOYS SB - 81jud 8y} puoAaq 0} sul| 1.1 sy}
WoJy U0z g3 papusixe ue sabeinooua uoneso| siyl ur abejjia aul Jo juswsaoe(d sy} ‘uolippe
U] ‘peoy AsjiunH jo apis (awoy Buiob) yinos auy uo |eydsoy pasodoid sy} susoddo Ajjesaust
Juiod B 0) paAow usaq sey aua) Aj@juny pasodoud auy) SISeq jeul uQ 019 SWwoos Buninsuocd
SEB UoNs saiyl|ioe} |esipaw sndwed yo 1o} Ajunpoddo ue apirold osje pinocd anuad ay) jensdoy
ay} Jo smeis ay) uo Buipuadag ‘SeRIIOB} JBYI0 pue 3DIAISS pooy Jo abues e Buipirosd Ag
fendsoy ay; yum diysuone(al sy} wol Jauaq A|[BIUEISanS ||Im anjus) AsjiunH ay; '‘pasodoid
se padojarap ag ((Im Syl 1BY} SISEQ 8y} uQ ‘|eudsoy e pascdoud si aua) ASjjunH ay) 0} JeaN

'SJJUSD U SUOIEIO| BDIAIBS POO) JOYIO PUE S8)ed Jo suasn ybiy os|e ase
slayoea) pue JuawAojdws JO S0IN0S B OS[B 8. S|00YDS “Jooyds Je ualp|iyd Jiay; Jo doip pue
dn xoid 0} sisyies pue siaylow Jo Aysuadoud ay) usab 'AuoBales Siy) uiyim iy oSje S|00yss
‘ouewouad J1IBy) 0} A|[BUBISQNS PPE ||IM S9.U90 8say) Jo aduelsip Bunjjem Jod Buialp
ASED UIYIM SBBIE JO S8U0Z Juswhoidwsa [enueisgns Buiney JorsmoH AliSusp 10} wsiueyosw
Aewud ay) aq (M siyl ‘saujua sBEj|IA 8u} punole pue ul ANsuUap Jo AJaAIPP SiqISea) aul ul
10108} B SI PISSNOSIP SB S8J)uUa0 9y} JO JUsUoduIoD [EIDISWWOD PUB |18}l 8y} Jo Alllenb ay|

sas( pue] aalnoddng anua) z's

wiEa qnd Ayi jo anen A Guinardiu da SN anad Benesn  Ayeqin



‘py 01deq 1S9p 9q UeD 19ais Ulew,
SJJUSD UMO] 3U) PUB OM] JOU 'UCIId3LIP Yoea Ul sue| |9Ael) a)Buls e spaau Ajuo py oideq 1SapA
9)el Jey) Iy ‘Aep Jad sapoIyan 000'G L MOjeq aiam (doyssiom Jels au) e pslussaud) py ojdeqg
1S9J\\ UO SSWN|OA JIJBJ] P3||3POLW 34} JOASMOH °,19311s ulew, ay) se py oldeq 1Ssp 0} Jejnoip
-uadiad sunu 1ey) 19a.4s B a1nbal 0] A|9yI| S| SU32 UMO) a4} JO SN0} By} Uay) SWodINo au} si
sIy3 J| “(uonoaJIp yoea Ul Z) saue| [9ABI) INoY 10} S| peoy ojdeq 1sepa Joy ubisep pasodold sy

pPSSU pPINOM 3pIS 1SED 3y} 0OS puE 9814 JOYoue, SpIS ISBa By} SSABS| SIYL 'opIs 1SOM U} UO
sI sdoys Bulfuedwoooe pue jaxewladns ay) Joj ucnedo| sjendoidde J1sow 8y 'SaJ0)s X0q
B1q Jolew Jayio ou Ing 1oy ewIadns 8olAlas [N} 9|Buls B aAey 0) Ajoy)| sI anuad pasodosd ayj

sjuaLISNIpy 8107 pasodold a1ua) UmO] PEOY sayle( - | ainbi4

‘DJJUSD UMO) BY}
ylim aoepsjul sjeudoidde ay) sa1e)|108) § 1BY) UOAWNSSE 8U) UC dU0Z g B Ynm pade|dal si
9pIS 1SES 83U} UO SUOZ S1jUSD UMO) JOWIO) 8y | "Welbelp Buimo||o) SY) Ul UMOYS SJe SBWOo0IN0
pawnsse asay| 'SSaUISNg JO} pasn aq 0S|E PINod Jey} S3JeL8) 8 PINOM JB1q B yons s}y
1ey} ABojodA) v ‘Buisnoy Jo/pue s|geded [eniswwod se aigeidepe ey} ABojodA} ealuoddns
a1uad umay ajelidoidde ue Buipiaold peoy oideq 1sapn Jo abpa uisisea ayy 0} 1oalgns jsenbai
jey} poddns pjnom apA ‘puB| [BIUSPISSS SB Pas||in 8q 03 }SBS UINOS 2y} O] PUB| 3y} moje
pue 19yiewlsdns/o}saaul [eljuslod B S1EPOWIWOIOE 0} peoy 0)deQ I1SSAA JO SPIS UlSISam
UYHOU 8y} 0} 2JIUSD UMO} 2JIUS U} JO UOEIO0IR] SU) JSpISUOD 0} pajsanbal usaq sey [IouUno)

‘9pIS 15em ay] uo pauape) aq A|dwis pnom (8se0 SIUj Ul Zg) SUOZ 24jud2 UMO} 8U} PUE OLIBUSDS
18yiia Japun a1 AJaa 8s0| pINOM 3J1U82 au] 18a41s ay) Buoey uiebe ABojodA) Aususp wnipaw
ajeudoidde ue aq Alduwiis pinod Ayl paspul 10 (3 pamoje suoz mau ay) Buiwnsse) ABojodAy
ajeudosdde Ajejjuapisal B Ul PSIBPOWIWOOOE 8G PINOD SBNIANOE JO sadA} 8say] 1994s ay)
80E) JBU) S8SS2UISNG PUE |IBJ8J AIBPUCDSS 4O X|W B a1k SaNiAjoe A9yl 1SOW By} 'Juswyd)ed
pue sa.1ua2 a8y} Jo 8z1s pasodoid sy} USAID ||Bm WwUopad 0} SWSIUBYISW JBYJ0 Uo Aj2) 0)

AydesBodo] g suoz a,jus) UMO] PeOY saxieq - £1 anbiq

*c1 2inbi4 Ul umoys se Jej) A|IBAIE[SI SI BPIS }SaMm S4) SBaISUM
‘Aldieys sasu pue| 8y} apIs Jsea ay) UQ ‘Jualayip A|paxew ale py oldeq I1SSpA JO 9pIS 1sam
pue apis jses ay) jo Aydeibodo} ay) ‘peoy ojdeq ISSpA SSOIOE aNuUsd papls om) e pasodosd
21JUBD BU} UO YJOM SNOIABId "31IUSD UMOL PeOy Saye( SU} O} Saje|al MaIAa) SIY) JO Om] Led

JHIN3ID NMOL QvOod S3Mdva s

"a)is ay) uo Ansnpul Jybi| 10} pUBLISP OU JO S[3)I| PUNO) [IDUNOYT) 1B JUSAS 3y} Ul I AJUNWLIOD
By} JO SNJ0J JUBIQIA B SWO0I8Q PINCD 8JJUSD 8] 'SI19UMAISAS WOJ) S|l B S)E} SBIIUSD Yons
se Ayolelaly sanuad BucBuojjopp auy jo Abajul sy} ul JOJOB) Joulw B &g pinom jusuodwod
18INO 8y} 4o 8ol |euoibBal ay) sjod jeuoiBal pue (820] B YIm 21us0 paseq-1sals Buoss e
8q p|nom juawdo|oAsp Jue)nsal oy anuad abelia 8Y) JO UOISUBIXS (PasE(q-19311s) ueqgin
UE se pajesBajul sem Ji JI Jusuodwod 190 8y Jo) 9|qelNs 8q ABW 81IS pROY SI9IMO- 8y
abueso) ejquiay| 1B 1509 AJunuoddo pue Jausq JJWIOU0IS 4O SWIS} Ul SWOooINo Jood e Se asn
e yons pJeBal pue jsed auyj ul 9NsS| SIY} UO [IOUNOY) Pas|Ape aaey 9p) ‘ebBuelo) ejquay Je |ejal
Jew.oy sb1e| awWos pue |eal 1IN0 104 [esodold e ussg sey a1ay) 0s Jo sieah G ised sy Jo4

‘abe|jiA 3Y) 0) 1X8U [BSPI 8 PINOM ‘PRISIXS PUBLUSP }I ‘@SN B YoNng ‘aAaloadsiad AJljigels ajuso e
woly Ajaund s asn pasodold ay) JO JUSLWSIE}S-J JNO JOASMOH "a1juad Py SI9|MO- 3} 0} }800q

w1 4gad 910 Jo ey BUALIOI AQ s3> senaq Burteory




’r

M3IA3Y 5313Ua] 03deq 1S3Mm

safnua) auyy bunosuuo) g Bugesbau) - pomaN (pasodoud) doussIopa - 9L ainbly

"S9U0Z JUSWJOj2ASP PUE S3JJUSD BU) INOQE 3BPBIMOUY MU
pa1oa)as 18yl dOUSHIOM SU) Ul UDYEHOPUN SEM HIOMISU PEOI BU} JO juswssasse diBajels
JJOMISN peoy 'L

"S21JUS0 10} 4O SpmAlo ay) jo Yed e
aq 0} dDd 8uUl "saRuao abeya ayy 10} 4O SAoaYS ue puiyaq sa(diound ublsap ssnosig -
pue yiomau peod pasodoid sy} malAy .

‘(pe0d 8y} JO SNJElS BU} puB pY Olde(] ISSMA JO apIS LISISES auy) Jo AydesBodo) sy}

}JomiaN ayl umoq Buisoln suonounp | - yJomiaN (pasodold) Juaung - G ainbiy

Ajuiew) sjulensuocd payiuapl Buidsyal alua) umo] peoy saxeq ay) sidiould ul ubisaqg .
‘'SOAUSD UIBLINOS 3y} Jo Aubajul sy sl .

:0} sem doyssyiom a3 Jo asodund ay)

"(Ayoeq
-1n) us|IND |SBUSIN PuE (jounog) saweg yp3 Aq pajeyoes Ajuiol sem doyssiom sy “pod
-suey} pue ubissp uequn ‘Buiuueld jo sease au} ul Yeis [1ouno?) Asy Uiim pjay sem doyssiom y

NOILLYINDIN HO4 SNOLLYIITdWI '8 SNOISNTONOD dOHSHUOM dd4VLS "L

wigal d1jgnd a3 jo anjea ay) Burmosdw) Ag san s2332q buijeain

Awequn [~

i




suoiuodoud |Buozuoy pue |eoiJaa yim sbuiping
jo |eadde ueusepad JO SWIS) Ul SSOUSIBYIP JESIO SU Slelisuowsp moleq sbuiping eyl

'dDa 8y J0 Juswalinbal B 8q pinoys yoiym ‘suoipodold |ESIUSA JUBUIWOP SB UMOUY SSIMIBYI0
s| uiesb aul4 “Aunuiuod |eijeds pue Aoewnul ainided o} Jeplo ul pauiesb auy aq o} pasinbal
ale seajpsway) sbuipjing 'syjediooy Japim pue sadeds 1abie| ajeisuab o} puay sbulpiing Jaje}
pue Jabbig yym sanuao Jabie ‘moseu pue Jyby ssoeds pue s)ewnul 8q 0} pus) sebejia
aoeds pue sBuipjing usamiag diysiouped sy} Ul punoy SI AJjU3D S|qeYEm B 10} SISEq Sy

uBiseq Buip|ing

(BA0QE UMOUS SB) 91)uaD
obe|1n e 10 a1eudosdde se sBuipjing s|eos oisawop Jo s1em papiaocid sebewi oy Jo SO

==

!

£ :
nua) abejA 2|eag onsawoq ANEND - /| @inbid

T SajaLExNS BUIPINg

adh)-s

‘2)uad 3y} Jo
s192118 ay) 0} AJANoe uel)sapad ppe 0} se os paoe|d pue sdoys Ja||Bws O} $s820e Ases smo|e
1y} JSUUBWL B Ul P)eD0| 3G ISnNw A3y} 18U} SI Way) o} aA0sfqo Buiydie-1eao ue Ing ‘uonejus
-0 JO SWIS) Ul (sasjpw auenbs QOO Jano A|leisusb) siesuewsadns sul| [Ny o) 9SED |e0ads
B 8q ABW 8J8Y] 199.4S 3U) WO paiaiud og pue (alenbs 1o ezeld |lews e Buioey 1 soeds 0l
-gnd 10) 19a1}s au) 0} aped} isnw sdoys |y "uonenbal jo snooy Juenodwl ISow Syl 89 pINoys
SIY) 'dDQa 8y} Jo4 "eoeds ongnd pue sjeauis o} Buipels; sdoys pamoys pajussald sabew ||y

sBuip|ing jo Juswade|q

saijIAoR pue sadeos]eals pue sjeals ‘seoeds ‘sBuip|ing [eap! j0 sadA} sy} Jo maiA B
papiaold sabeuwll 953y "sa1jud2 |Eespl Jo sabew JyBnoiq SIUBINSUODS 84} PUB SISJ140 [IUN0)
sanss| d0d ¢’

Ae|d 1e os|e ale sajjoLd puB SI0JOE) 18Y)0 J0 sbuel e Jey) pasiu
-Booas doysyiom ayl Ing yiomiau aAapoddns-aijusd, 1SoW Y} 2104819y} SI doysyIom ay) ul
pasodoud yiomiau ay] NODIV Ag o1deq 1sepn Joy Apnis podsuel) oiignd e wouy nduy Buipnis
-Ul }I0MJBU BUy) BoUBN|UI 1M JBY] SI0J0E) Jo sbuel B Bunebnsaaur Ajjusund si [1DUNoY ‘palsal
usaq jou sey pue doysyiom sy} Aq pajelousb uoiyisodoid e s yiomiau aleulsie sy 'ples jey |

‘'skempooy)} pue adeospue| Aq paulyap 2Je Yolym ‘s(|30 Ymoub 118y} UIylim S3.juad so)ejos!
AloAnejal yiomiau pauued Jualind ay] JBYI0 YIBS 0} PajosuuUoD AI0alIp SJe S8JUSD Usym
MJOMIBU, $211Ua0 B JO) SISEQ dU} SBUSI|GEISS PUE JUSWIYDIED SU) SUSPIM HIOMISU JUSLLIBAOW
U1 UBUM Ja11aq YJom 0} pua] sabe)ia pue sumo] “a5uao abe|jia Asjuny pasodoud au o3 Jiidn
UE pue $8Jjus0 UMO) JUNO [|leyslepy pue Buog Buog usamiag uoioauuod oalp B sapiaoid
31 Jejnonued u| 'yinos ay} ul sabeia 3y} PUuB SUMO} BU} JO UOBD O} Bale JSpIM B woly AlAjoe
pue AB1sua sppe 1l 1Byl S) S8HUSD BY} JOJ HJoADU Pajoauuod Ajleuoibal-qns e Jo siseq aul

uonsabuoo 01 8|gndeosns se 10U YoIym 'YIoMIBU 1SNQOoJ 2J0W € I INg Jaylo yoea o sabe|
-|IA PUB SUMO} 8U} SIo8UU0D Jaiaq A|UO JOU SIU) SIUB}NSUOD 4] JO MBIA 8U} U] ABMIOIOW pue
AemybBi4 saould 8y) 0) sjeuss)e ue se Ajoedeo Juswanow |euoibal-gns 1o us|p sapinoid
3JOMISU PalIPOW U} YINOS-YIoU S| JUSLISAOW SpIM JIINSIP IO [BUOIBR) Sy "S8JIUSD 8Uj) uaam]
-5Q SUONO3UUOD YJNOS-YHoU S30Npal pue Uloled JUSUSAOW 1SSM-1SES JUBUILIOP E S}09|)al
sylomisu pauueld Jusnno ay] ‘doysyiom ay) ul pesodoid sem (g ainbi4) aAneulale ue pue
3IN1ONJIS BY) SoUAN|JUI PINOM BaJE UISYINOS Sy Ul S3JJUSD SJ0W 10 dUO JO SS07 “AlISuap pue
sa1jus0 Jo wia)ed ay] Inoge suonduinsse snoiasld s1osjia Led ul ylomiau pauueld Jusiind ay |




81)US2 UBQIN UE JaAIISp 0} AlljIqe
S,)1 U1 %00] PINOM Jey) soisuUa0eIEYD [BDN)I|0d JO $8858204d OU Sey |1ouno)) 'Ajjuassld ‘swoano
pasap 8y} UO SIBAIBP JBY) ADsjelis ases|al e ubisap 0} Se 0s $95$3204d 8say] JO SYSU 8y} Uo
1J0 19A0D PINOUS [10UN0Y) Jauiel '1ounog Agq paje|dwaiucd aq Jou pinoys sseaoud e yons eyl
ueaWw 10U s30p siy] “(Buaquen ul uljyebunc jo uondsoxa a|qissod sy Ulm) BIEEASNY Ut 11U80
UBQIN UB PaJSAIISP 19A3 Sky JuawuIanob [eao) Ag ss9001d JS8181Ul JO UOISSSIdXS IO Japus} ON

'sessa00.d 100d pue ‘sisu
-ueld (1ouno)) [BUISIUI JO SPISINO S81JUSD YINS JO} UOHEALOW YESMm ‘(siolesedo 1oxsewssdns
Jolew omy ay) pue siadojaasp aljuad Aq BuiAqqol [eonijod Aq pabeinooua) |im jeanijod yesm o)
paINguUIle 8Q UEBD S211U0 UBGIN JSAIRP 0} Juswuianob Jo ain|ie) aaisusyaidwoa ay) A||eisuss)

ABolells asesjal

1|uaq Alunwiwos .

(ysu Ainseal; yum paubije) anjea Auadosd
uBisap pue Buluueid  «

suoneAiow [eopijod g ¥sp [eoniiod -

:sanss| BUIMOI|0} U} UO 1O JBAOD 0} pasu
|l PUB S}IS 811U9D UMO} PROY S3M)IE(Q By} JO Juawdojaaap Jo ajes a104aq paiadwod aq jsnw
$52004d SIY| ‘BWODINO UBQIN UB 93jUB.lenBd JBy) IOUN0YD UIUIM PaYSI|qeIsa SWSIUBYosW pue
$52001d B 99 0] PISU ||IM 2JaY) PEOY SSYJE(] 1B 8JJUa0 UBGIN UE JO} S1IS9P PSWNSSE §,|Ioun0D
UO JSAIISP 0} J8pJo U] ‘(Sjuswusonob s)els Jo aIn|iey B OS[E SI SIYY) S81jua0 poob o)elauab o)
diysiaumo pue| Buisn je |nyssaoonsun Ajieinoeioads usaq 1Sed au) Ul SABY S{I0UNOD 19ASMOH
aWwooJno 1uswdojaaap ueqin ue Joy abelaAs| se diysieumo s}l asn o} Ajiqe auy sey 1 jeyl
SUBSW SIU] "9JJusd PeOY Saxed 8y} asudwod (Im ey} pue| Jo AILOlBW Sy} SUMO [I2UN0D

a5ua) peoy saxieq

'dDQ 941 JO JUSJUI BY} BUIWISPUN JOU Op d37 BY1 Jo suoisiroid

Japlo Jaybiy ay) 1eyl ainsua o) (ajendoidde aiaym) 437 8y} OJUl JOBQ pajos|ial 8q pinoys 404
By} AQ paJsinbal S3W00IN0 8y} ‘SoueLLIopad [BINYND PUE [EJUSWUOIIAUS '[BIDOS ‘DILIOU0IS JIBY)
Ul Jo108) JolEW B 3q (|Im SBJ1USD 3$3U) JO Saljijenb ay) SB 'aiousyng JUsSWNOOop Siy) Uo 3|qIs
-sod se uoos se ujBag pinoys YIopA ‘Seua0 ayy Ul sbuip|ing jo rejep ebejuoy pue Juowade|d
'WI0} Y} S|03U0D 1BUY 4D 2AldII0sald B EIA S| SSIUSD UBGIN 'SANOE JOAIISP 0] ABMm AjUo 8y |
ddd

pabueyo aney
saljIsusp pue (Apmis siy) AQ psuIpow Jayluny aq 0) pasodold pue) payipow usaq sey ulajed
S8JJUSD 8Y) SB Papasu SI JUSLSSasSSE-al SIy] sisuueld podsuel) s |1ouno) AQ usyeuspun
Bulaq sI puelsIapUN M S1BUS] PUE SISO0 BY) JO JUSISSISSE JBPIAA "UINos ay} 0] sanssi  Buiu
-UnJ peap, WOoS Sey 0s(e INg S31Uad ||B O} A)|Iqissa00e. 1ajealb saalb doysxiom syj ut pasod
-0Jd YIO0M}BU BY| ‘P3IBPISUODBI 8Q PINOYS PUE Joadsal SIu) Ul pajulofsip AloANE|S) SI yiomiau
(pesodoud) Juaiino sy 18UJ0 YoBS 0} S8J3Ua2 ||B O} Mui| AJOBIIp PINOYS 3JOMISU PBOJ 19PIM aU |

HOMBN peOY

PN SI3|MO PUB B[EPUOAY ‘ASJIUNH JE Sa1jua0 Bululews. aaiy)

SOAES| SIU] ‘S1USD PUBIBAS|D BU) JO [EAOWSI SUI SPUSWIWOoal ApNIs Siyy pue doyssiom ey

uIeled sanua) pasodold

M3IAINH SIHL 40 SNOISNTINOD 8 SNOILYONIWNOD3Y '8

9sn pue| 10U - Ayenb wieas ognd pue wioy
1Ing INOGE 89 PINoYs YBnoyl 4O@ 8yl SBUOZ g pue Zg ‘LE Ul SSINANOE 4O 18s Jended e
salnbal 437 pJepuUElS 8y} 'pIeS 1By ‘9SN puE| 3y} Uo Jou pue saiuad oideq 1sspA ul Buiping

eidepe pue A)[enb ‘uielb oy} uo aq a104818U} PINOYS 400 943 JO SNooy 8y awil Aue
1B S3SN [1B13) WOJ4 pUB O} UOHISUBI} UED JI Uy} 'S|qeded-[e1oiswwiod pue |Ig)as si ey} Jauuew e
Ul paubisap si Buipiing ayl | ‘Buluue|d Jo aAa[qo 3y} 8q JoU pjNoYs asn |Ie18) e Bulinbal 1oas
-MOK "2SN 100|) PUNOIB PaJEIUSIIO J931]S 'OAIIDE UB 3ABY ||IM 81USD B Jo sBUIp}ing au] A||elsuss)
SaNIAIOY

‘SDJJUSD O} PUB UjUIMm BUIy|EM JO S[BA9)
1aybly abeinoous pue Bunued 1eo sjewixoid Uo adueljal sy} 8onpal |im suoipodoud |eoiusA
Buo.ss Lum you Ajensia aie Ny eoeds olgnd ainoss Jey) sbuip|ing Buubisep jo sjdiouud ay |

198118 8U) SaSSaIPPE I J 1evlewadns [[Bws e se yons sbuip|ing adA} xoq
1eBle| 10} 9sBO BY) 0S|e S S|y suoipodoid [eaaA Jueuwop pue Suolls ypm sBuip|ing aanb
-211SNW 4o 3yl ‘Bupjem Jo s|and) 1aybly Buiidsut ul Jueuodw asopaiay) st uBisep Buiping

1Z 2JnB14 Jo obew; puey 1ybiy ayy ul sdoys (MSN) mojeBueg au) ul psjussaldal ISeljuod
2y} 985 ‘parcwal si }9a1s ayl bupjiem Jo Aol ayi Ing paonpal 1eaas auj Buoje JuswaAow uel)
-sapad Jo} uonendsur ayj si Ajuo Jou usayy Jood osje ale smopuim doys syj pue juswdolaasp
JueUILIOp-A|lelUOZIIOY puR 8|Buls B se pajuasaldal s| Buipiing ay) ‘0z oinbi4 Ul se 'j| ueusep
-ad ayj 01 [eadde 01 sonep 8|qissod AlUo Sy} sawoo3q mopuim dous eyl uay) (g ainbiy4 Jo
obew pueH ¥a7 8y} Ul SE) 1SaIsiUl [ENSIA 9JES10 0} ybnoua pooBb jou sI Jjasy Buipjing syl 4|

|z ainbi4 ul sbew) puey ybl sy} u| Se (PIoA)
%0/ JO WNWIXEW B JO Of}el PIOA O] PIOS B Ul }NSal A||ensn SJusale [EDIUaA JUBUILIOP pue
S|ELSIBW [BINIBU JO 85N SNoJauab Yyim BUoje smopuim ABQ PUB SMOPUIM PUE SJoop pawel) A)
-AB3Y 'SI00p Pas590al YlIM SU0L) doyS 1sa19)ul pue Alxs|dulod {ensIA 8y} 8)eald pInoys Jssi
Buipying ey} Aleep| ‘yredioo} ays uo Buipjing au} o} 1xau Bunjiem usum speosey sse|b ay) Buoje
Bupjool UsYm pPapuB]Xe SI 1S8I3JUI [BNSIA JO 3OB| 8y Uelsspad ay) 0 |INp OS|e S| Soljel PIoA
0} pI|0s Jood pue SIOJOR) I1SBJ9)UI [BNSIA 1810 JO aduasqe ay) ul Juoly doys ay) Buizelb 1enQ

SOleY PIOA O} PllOS J100d pue Buize|9-1saQ - 0z ainbi4



LD EEDUERION I REENY ..

'$$200.d JO SWIL) Ul OS|e NG punosb
QY)} UO a1juad e Jo swid) Ul Aluo jou Jeidwaxa ue se (1uno) BUuoBUO(iOAA USIIgEISS pinom
PEOY S3¥IE(Q I8 81Us0 UBGIN UE JO JuaWwdoisAsp [nyssasons auy} ‘uolippe U] ‘snojawnu e
Aues 3 1oy poddns [eonjod Bumsb pue Al1ea ABajelis ases)al e dn Bupas Jo sabejueape syl

s onand oyl jo anges 3y Busvorduy Ag sopp sepag Bupean Aegin




Visual Impact Assessment Report

Stage 3 West Dapto — Planning Proposal

April 2014

Wollongong City Council Land Use Planning Division



Introduction

The Illawarra Escarpment covers an area of approximately 9570ha in the Wollongong Local
Government Area and forms a natural boundary and scenic backdrop to the Wollongong coastal plain.
It is one of the most important landscape and cultural features of the [llawarra and has high aesthetic
value to the local community. Since 1788, the escarpment has been alternately viewed as a constraint
to overcome, a resource to be exploited and in modern times recognised as an asset to be preserved.

West Dapto is the last remaining area for large scale urban development in the Wollongong Local
Government Area. The area has been identified by the NSW Planning and Infrastructure agency as a
priority urban release area which will contribute housing supply for the expected population growth.
The development of West Dapto draws upon principles of economic, social and environmental
sustainability.

A key factor relating to these principles is retaining the visual integrity of the Illawarra Escarpment.
The Escarpment is a prominent feature in the West Dapto Urban Release Area and should be
conserved to provide benefits for all residents, including protecting biodiversity, offering expansive
views and providing a unique character to this urban release area. It should be noted that this pressure
for urban development will certainly change aspects of the landscape at West Dapto as the area will
transition from a predominantly rural landscape to a suburban landscape. However, various measures
outlined in this report should be followed to ensure a seamless transition from the developed area to
the conservation area of the Escarpment.

The Hlawarra Escarpment boundary is a difficult entity to define, despite the omnipresence of the
Escarpment across Wollongong. Different people have different ideas about what is and isn’t
Escarpment lands and various strategies and policies have also adopted different definitions. In West
Dapto, views to the [llawarra Escarpment are a unique feature of this land release and consideration of
how future development will address the Escarpment interface and how development will present in
views to the Escarpment is an important planning and design consideration.

The Illawarra Escarpment Strategic Management Plan 2007 defines the Escarpment boundary as land
higher than the 50 metre (above sea level) contour and all riparian corridors connected to the
Escarpment (irrespective of their height above sea level). The use of the 50m RL was adopted by a
project coordination group which looked for a stronger biophysical justification for establishing a
study area boundary for the Escarpment. This boundary was thought to provide a distinction between
‘escarpment influenced’ and ‘coastal influenced’ vegetation communities and not necessarily a
conservation zone which prevents development in the area. This is important to note because a
significant portion of the West Dapto Urban Release Area is located above the 50m RL and therefore
can be considered using the IESMP definition as within the Illawarra Escarpment.

Caution needs to be exercised where this definition is used as a mechanism to assess visual impacts,
as development impacts will vary according to topography, vegetation and street and development
design. Considerable amounts of development in many suburbs of Wollongong have been built above
the 50m RL, with varying levels of visual impact. In this context, it is considered that this definition is
quite conservative; however as a new release area West Dapto is required to be developed consistent
with contemporary principles that protect the visual and environmental values of the Illawarra
Escarpment. The varied topography of the alluvial plains also needs to be considered — some areas of
the floodplain quite disconnected from the Escarpment formations also sit at or above 50m RL.
Therefore, blanket assumptions about impacts based upon whether development is situated above or



below the 50m RL may not be sufficient to assess actual visual impacts and deeper investigation, such
as that described within this study, is required to assess impacts from important viewpoints.
Development needs to be considered in its wider context and for its wider impacts including
environmental, social and economic impacts, which should be duly considered as part of the Planning
Proposal assessment process.

Location

Stage 3 of the West Dapto release area is situated between Bong Bong Road and Mullet Creek. The
extent of this visual impact report includes land between Bong Bong Road and Cleveland Road as
highlighted red on the map on the following page. This area is the subject of a draft Planning Proposal
lodged by Stockland currently under consideration. This Planning Proposal does not currently include
the entire Stage 3 area (shown as the draft zoned areas outside the red border) but could be expanded
to include surrounding Stage 3 areas if Council chooses.

The Stage 3 Planning Proposal includes land within the Illawarra Escarpment as defined by the
Illawarra Escarpment Strategic Management Plan (i.e. land above the 50m RL, shown in purple on the
map) and Wollongong Local Environmental Plan 2009 (the legally adopted boundary line as shown in
yellow on the map).

This proposal seeks to rezone land to permit urban development. This includes zones such as R2 Low
Density Residential and B1 Business zone, as well as E2 Environmental Protection and E3
Management zones. These have been appropriately designated with consideration given to constraints
in the area and may continue to change as new information is provided. For example, the Purrungully
Village Centre shown on the map has recently been deleted from the West Dapto Master Plan to better
support the viability of other town centres in the area.
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Objective of Visual Impact Assessment

The Illawarra Escarpment has major conservation significance and is regarded as a natural icon of the
region. The [llawarra Escarpment Strategic Management Plan has been prepared by Wollongong City
Council which defines, in a broad scale, the strategic planning and management actions required to
manage the escarpment in its entirety. A key aspect of this document outlines the value of the visual
integrity of the escarpment and how to handle the expected pressures involved with potential urban
development. This provides the basis for assessing the visual impacts to ensure the integrity of the
escarpment is not lost to urban development.

Therefore the objective of this study is to comprehensively assess the visual impacts of future
development (as a result of the planning proposal currently under consideration) to inform planning in
the area and ensure the visual quality and integrity of the Escarpment is retained.

Summary

As a result of the Stage 3 planning proposal and development associated with the West Dapto Urban
Release, the landscape will change significantly from rural outlook to low density residential
suburbia. This will see the development of residential and commercial infrastructure on currently
vacant land with the exception of flood prone land and riparian corridors which will not be developed.
The extent of this development includes an area within the escarpment as defined by the IESMP. This
area is defined by locations of 50 m above sea level and was not intended to be used as a planning
guideline. Planning constraints within the escarpment are largely based around vegetation and
topography which can often influence the visual impact of development. The effects of the visual
impact are assessed against the criteria outlined in the Illawarra Escarpment, Visual Quality Analysis
of the Escarpment Scenic Values, March 2007, HLA Sciences report.

As identified in this report, accepting that residential development in West Dapto is inevitable the
planning proposal will have limited impacts on the visual quality of the Escarpment, which are not
considered unreasonable.

However, due to the planning proposal’s location within and bordering the [llawarra Escarpment, a
number of additional planning measures will need to be considered to ensure this low visual impact
can be achieved. Much of the development is proposed to take place on the alluvial plains and
restricted to the cleared sections of the lower foothills. To maintain low visual impacts, it is supported
to establish E2 Environmental Conservation zones over existing high ecological and aesthetic valued
environments. It is also supported to establish E3 Environmental Management zones within riparian
corridors as these non-developed areas will soften the visual impacts of the proposed development by
breaking up the built form. Also suggested for areas of high visual integrity (partially cleared foothills
whose remaining vegetation is continuous with the Escarpment) is an increase lot sizes as proposed
development climbs into the lower foothills and becomes more visible from key viewpoints in the
surrounding area due to topography. Development should remain within the existing cleared lands of
the lower foothills at areas which have a low gradient and not extend into ecologically significant
vegetation. E4 Environmental Living zones should also be considered in the higher cleared slopes of
the planning proposal which adjoin the E2 and E3 zones to retain an overall low impact.

Another important consideration is the quality of the built form and the appreciation it has for the
surrounding area. This will require street trees, quality landscaping, parklands, consistent building



heights and materials to soften the visual impact and provide a smooth transition from the developed
area and the high quality scenic value areas of the escarpment.

Methodology

The Visual Impact Assessment Report drew from the already proven methods outlined in the
[llawarra Escarpment, Visual Quality Analysis of the Escarpment Scenic Values.

A visit to the proposed site of West Dapto Stage 3 occurred on the 9 April 2014, beginning at
approximately 10:00 am. The conditions were suitable to photograph the site in focus, its interactions
with the surrounding foot hills, rural lands and the escarpment. The photos were taken to give a visual
depiction of the site in its current form, then to illustrate the interaction with the escarpment after
development of the site. It was therefore important to capture land fall, vegetation types, and views
from surrounding residential and commercial hubs.

The visual impact assessment was carried out in the following manner:

* A variety of documentation was researched to locate and identify significant terrain and
vegetation. Documents evaluated were;
o Illawarra Escarpment, Visual Quality Analysis of the Escarpment Scenic Values,
March 2007, HLA Sciences
Illawarra Escarpment Strategic Management Plan 2007, Wollongong Council
o West Dapto Release Area Visual and Landscape Study, January 2006, O’Hanlon
Design
o Former Huntley Colliery Site and adjacent lands, Visual Assessment, September
2011, TCG Planning
e Mapping was used to gather data of terrain and possible points of interest. The map data and
documentation research was then used to pin point locations that had significance relevant to
assessing the visual impacts.
e The critical views of the escarpment were determined to come from the lower slopes of the
escarpment, from the foothills and finishing on the alluvial plain.
e Capturing land forms required efficient natural light. Weather condition played a key role in
relation to the timing of when images where captured.
e Relevant instrumentation was required to locate the position of where each image would be
taken from. This included the use of a GPS unit and a compass.
o Important features to capture were types of vegetation, whether they are native or introduced
species. This would determine the impact of the planning proposal on that community of
vegetation.

Location of Survey Points

The survey locations represent key views when investigating the level of impact that West Dapto
Stage 3 Planning Proposal would have on the escarpment. The locations varied from future village
and town centres to views from West Dapto Stage 2, from proposed planning of West Dapto Stage 3
along Cleveland Road to environmentally sensitive lands. A view looking back towards the ocean
from the foothills of the escarpment was also included.

Photographs were taken at the locations shown on the map on the following page.
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Location 1
Location Description: Corner of Bong Bong Road and Hayes Lane
GPS Coordinates: 56 H 0293765 UTM 6180540

Elevation: 54m

Direction: Looking West

This photograph was taken on the corner of Hayes Lane and Bong Bong Road. This location is the
boundary between Stages 2 and 3 of the West Dapto Urban Release. Stage 3 of West Dapto will
occupy the land to the left of the frame. The land to the right of the frame is also proposed to be
developed, but this area is already zoned and forms part of Stage 2.

Various features of the Illawarra Escarpment can be viewed from this location, including the exposed
sandstone cliffs, continuous densely vegetated slopes, prominent ridgelines and some grassy, cleared
areas in the background. The end of Bong Bong Road and a power pole are also visible far in the
distance in middle of the frame. The escarpment and wooded slopes have a high scenic quality rating
according to the 2006 “West Dapto Release Area Visual and Landscape Study” prepared by
O’Hanlon Design.

The view presents many changes in gradients from a high peak in the top right of the frame to gently
sloping land in the foreground to the right of the frame. Although obscured by vegetation, the land to
the left falls quite significantly away from the road, revealing extensive views of the floodplain. The
“West Dapto Release Area Visual and Landscape Study” states the alluvial plains have a low to
moderate scenic quality rating.



Human modifications include the road, fencing, power lines and cleared areas as well as weed species
such as lantana.

Overall, this view presents a rural landscape on the foothills of the Illawarra Escarpment. This view is
considered significant and attractive because it is located along a main road (close to a future town
centre) and contains a variety of escarpment features; however, the presence of the power lines, road
and weeds do compromise the integrity and ‘naturalness’ of this view somewhat.

The blue shape shows development areas that form part of Stage 3 of West Dapto. The area to the left
of the frame forms part of Stage 2 of West Dapto. This area is not the subject of this visual assessment
as it is already zoned for low density residential development.

The highlighted area is proposed to become a low density residential area, and neighbours the Bong
Bong Town Centre. This residential area will form an important part of the catchment for the future
town centre. This area will change significantly as part of the West Dapto development. The road
infrastructure will be upgraded, power lines could be transferred underground and housing will
replace rural land holdings as the dominant land use in the area.

For this view, the existing vegetation and the fall of the land away from the road obscures the views
down and across the plains. Whilst this vegetation is not to be retained, street trees will also frame the
roadway and continue to obscure views to the south and west. Housing in this area will change the
appearance of the view, but these impacts are not considered unreasonable given that Stage 2 of West
Dapto has been zoned and housing has been approved to the right of the frame. It is accepted that the
rural setting will change to a suburban setting. The height limit of development is proposed to be 9
metres; and future housing development will be low scale (single or double storey). As such the



sandstone cliffs, ridge and escarpment vegetation will still be prominent features of the landscape,
even in the presence of low density housing along the road.

Vegetation in the developed area will be an important feature of the landscape linking the escarpment
to the foreground and establishing native, endemic vegetation and landscaping along the road and in
front and backyards could provide a visual link with this area to the escarpment, softening built forms
whilst, in time, providing a leafy character to the suburb. The winding nature of Bong Bong Road
leads users up towards the Escarpment and various design measures could be employed to soften the
visual appearance of the road, including but not limited to landscaping. Bong Bong Road from this
location heading west is unlikely to be excessively wide given it will not serve a large number of
residents. This location is close to the Escarpment and future residents of this area will be able to
enjoy the views from this location. With appropriate landscaping along the road, this view is not
considered to be unduly impacted by proposed low-rise, low density development.
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Location 2

Location Description: Hayes Lane

GPS Coordinates: 56 H 0293836 UTM 6181046
Elevation: 49m

Direction: Looking South West

This photograph was taken at the northern end of Hayes Lane. This location is within West Dapto
Stage 2 Urban Release, which is zoned for low density residential development. The land from which
this shot was taken is the site of a future link road between Bong Bong town centre and Wongawilli
village. Beyond the house behind the trees, to the right of centre of the frame, lies West Dapto Stage
3. The western boundary of Stage 3 lies just below the green field located in the centre of the frame
and is obscured by existing vegetation.

This vantage point illustrates the variations in the escarpment landform. Large sandstone cliffs
dominate the top left hand of frame, a vegetated ridge continues down to the lower foothills. The
lower foot hills show human disturbances with rural green fields breaking up the natural landscape.
Below this are the alluvial plains, which are mostly cleared rural land with small isolated areas of
native vegetation. Residential development associated with Stage 3 lies mostly within the alluvial
plains. The planning proposal takes advantage of existing cleared land, proposing residential
development in cleared areas on the lower reaches of the escarpment’s foothills. The continuously
vegetated foothills of Stage 3 seen in this photo, but mostly obscured by existing trees, as well as the
cleared section on the upper ridge, are not proposed to be developed for residential purposes. These
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areas are described by the “Illawarra Escarpment, Visual Quality Analysis of Escarpment

Scenic Values”, to be of high scenic quality rating. These areas will not be developed upon, and are

proposed to be zoned E2 Environmental Conservation according to the current draft Planning
Proposal under consideration.

The proposed development of West Dapto Stage 3 lies below the rural land in front of frame. The
farmland in the foreground will be developed as low density housing as part of Stage 2 and this area
will change substantially from rural to suburban. The future housing associated with Stage 2 will
obscure views of Stage 3 development in this location. As such development associated with Stage 3
will not be visible and have no visual impact from this location.
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Location 3

Location Description: Bong Bong Road

GPS Coordinates: 56 H 0293014 UTM 6180488
Elevation: 101m

Direction: Looking South East

The location of this visual impact point is on Bong Bong road approximately lkm towards the
escarpment from the approved Bong Bong Town Centre. This image is taken from the boundary of
the Stage 3 planning proposal which is part of the West Dapto Urban Release Area. Features of the
escarpment which can be viewed from this location include the densely vegetated slopes and the

foothills which are currently used for small scale agriculture. Human modifications of the site include
the existing clearing for agriculture, farm related infrastructure such as fences and construction of the
coal wash dam as well as the introduction of extensive exotic plant species such as Lantana.



A coal wash dam can be seen at the bottom of the slope to the left of the frame in the lower
photograph (panoramic view). The top photograph shows the foothills area, which has a steeper
topography.

This view shows the Stage 3 developable area highlighted in blue and the clearing in the middle
ground in the left of the frame does not currently form part of this planning proposal. The area within
the blue boundary shown in the image is proposed to be rezoned from RU Rural Landscape to R2
Low Density Residential with the vegetated area proposed to remain as E2 Environmental
Conservation.

The “West Dapto Release Area Visual and Landscape Study” prepared by O’Hanlon Design states the
alluvial plains have a low to moderate scenic quality rating. It should be noted that the majority of
proposed residential development is located within this area and is therefore impacting on a low to
moderate area of visual appearance. However, the area highlighted in blue above is in close proximity
to the wooded foothills and slopes of the Escarpment which has a high scenic value according to the
“West Dapto Release Area Visual and Landscape Study”. The vegetated slopes are proposed to be
zoned E2 Environmental Conservation to protect the significant visual qualities of the Escarpment.

The proposed residential development will extend into the foothills of the escarpment which will
impact on this viewpoint. From the road, these foothills will be partially obscured by low-rise low
density houses, although the fall of the land away from the road may enable distant views of the
Escarpment to remain visible from the road (as seen in the middle ground left of the frame). Over
time, landscaping in the developed area will mature and soften the visual impact as viewed from afar.
Appropriate landscaping will allow for a smoother transition from the escarpment to residential areas.
This area was not visible from other points surveyed along lower Bong Bong Road, however this area
may be visible from other points within the Stage 3 area that were not accessible on the survey day.
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Location 4
Location Description: Top of Bong Bong Road
GPS Coordinates: 56 H 0291898 UTM 6180396

Elevation: 236m

Direction: Looking East

These photographs were taken at the top of Bong Bong Road. This area is not part of Stage 3 of West
Dapto. These photographs are taken from the Illawarra Escarpment looking down over West Dapto. A
residence is located to the right out of frame and the public road terminates not far from this point (the
road continues onto private property and is gated). A walking track into the Escarpment also starts at
this point. The vegetation along the road forms part of the vegetated foothills and lower slopes of the
Escarpment and this vegetation and will remain, with protection from a proposed E2 Environmental
Conservation zoning.



The top photograph is taken from atop a ridge and only very distant views to Lake Illawarra and the
ocean can be seen. The Stage 3West Dapto area is obscured by the ridge. Therefore, development
associated with the Stage 3 Planning Proposal will have no visual impacts from this area. The bottom
panoramic view reveals the view down Bong Bong Road. The location of this photograph is at a high
elevation of 236 metres and over 900 metres away from the proposed developable area in Stage 3.
The vegetation on either side of Bong Bong Road will not be impacted by Stage 3 and will continue to

shield any views of development from this point. Therefore the proposal will have no visual impact
from this location.



Location §
Location Description: Brooks Reach Playground
GPS Coordinates: 56 H 0294160 UTM 6180583

Elevation: 54m

Direction: Looking West

The following location is within the new Brooks Reach development area which is part of Stage 2 of
West Dapto. This area adjoins the existing suburb of Horsley and is located close to the future Bong
Bong Town Centre. The red brick of the former Gun Club can be seen behind the row of new homes.
This area will form part of the new Bong Bong Town Centre. This is an important view as it provides
an indication of how West Dapto will look like in years to come and how the Escarpment will be seen
from street level. The street trees which can be seen from this location are also worth mentioning as
they will provide benefits by blending the residential development in with the Escarpment once
matured.

This location provides a view of the upper slopes of the escarpment in the background with the view
of the foothills being blocked by new residential development. It is important to note the extent of
land which is visible within the foothills is proposed to be retained as E2 Environmental
Conservation. The ‘Visual Quality Analysis of Escarpment Scenic Values Report’ (2006) identifies
this area as having a high scenic value because of its high gradient, dense vegetation and exposed
Hawkesbury Sandstone. For this reason, its conservation and visibility is important for the visual
integrity of the escarpment.

The extent of land which is proposed as R2 Low Density Residential as part of Stage 3 is not visible
from this location because this development will be lcoated behind the future town centre and will be
obscured from this view. The Planning Proposal will therefore have no visual impact from this
viewpoint.



Location 6

Location Description: Cleveland Road

GPS Coordinates: 56 H 0292987 UTM 6178994
Elevation: 46m

Direction: Looking North West

The following location is within Stage 3 but sits outside of the Stage 3 Planning Proposal. The photo
was taken on Cleveland Road close to the south western border of the Planning Proposal area.

Previous draft plans and zonings for this area show R2 low density residential zoning that is not
included in the Planning Proposal. This view shows significant amount of the vegetated slopes of the
escarpment, as well as areas of the cleared foothills which are currently used for small scale
agriculture. Human modification to this area is largely related to agricultural practices. The house
located in the centre of frame is Glen Avon and is heritage listed. The zoned property was once a
working dairy. The Glen Avon property also contains rural outbuildings and fences.
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The development associated with the Planning Proposal would change the rural landscape setting
quite significantly from this location. However this area has been designated as part of the West
Dapto Urban Release area. The visual impacts of development are lessened in the lower cleared rural
land of the foothills, but there may be concern where the topography rises significantly if vegetation
needs to be cleared. The lower foothills rise relatively steeply into the Escarpment and from this
location give the appearance of being larger and dominant visual features. Should the area be rezoned
R2 fow density residential, development in the west could run highly up the hillside than run across
the ridge and involve vegetation removal on the hill (as shown by the yellow line). Should this area be
developed for traditional low density residential development adequate views of the upper foothills
and sandstone cliffs would still exist; however the development could compromise the view of the
lower foothills, although over time vegetation in backyards could soften the built from appearance.
The next foothill to the right was proposed to be zoned E2 Environmental Conservation and should
this zoning be adopted, it is assumed that natural processes of revegetation would allow the partially
cleared hill to regenerate.



This proposed R2 zoned land area to the west and extending into the closest foothill, is in close
proximity to the Huntley golf course and zoned residential lands lying to the south. If the development
was to occur in this area, it would share a close relationship with Huntley. After the trees located at
the bottom of the frame, Cleveland road takes a southern route. This intersects with Avondale Road
which leads directly into the Huntley area.

If the lower Escarpment slopes that currently contain vegetation in their upper reaches were zoned R2
low density residential, as shown in the proposed indicative zoning map on page 3, there would be
moderate visual impacts to the Escarpment and its scenic values from this position. Residential
development if it were to build to the upper limits would not interfere with the upper foothills and
cliffs. However it would dominate the closest foothill. It is noted there has not been any transitionary
zoning suggested either by this Planning Proposal or shown in previous draft zonings for the area.
Such a transitionary zone could be an E4 Environmental Zone or larger lot sizes within the Low
Density Zone on the hilly slopes to offer a visual and physical buffer to the lower foothills of the
Escarpment. Such transitionary zoning is evident within the Huntley area, where small vegetated areas
in the lower foothills of the Escarpment are zoned E4 transitioning to R2.

20



Location 7
Location Description: Cleveland Road

GPS Coordinates: 56 H 0293263 UTM 6179074

Elevation: 48m

Direction: Looking North West

The following location is on Cleveland Road, West Dapto at the foothills of the Escarpment and along
the alluvial plains. This view shows areas affected by Stage 3 of the West Dapto Release Area,
however the current Planning Proposal does not include development of the entire area. The boundary
of the Planning Proposal area follows the property boundary (and fence line) of the rural landholding
in this photo, which also contains a heritage listing of the landscaping within this property. The trees
within this property, including the fig in the middle ground and the trees adjacent to the road (to the
left outside the frame) form part of the listing and the landscaping associated with the former
“Benares” estate. The Planning Proposal area also excludes the majority of the cleared area on the hill
visible in the foreground, which also forms part of Stage 3.

The view from this location shows a significant amount of the vegetated slopes and peaks of the
Escarpment as well as a large area of the cleared foothills which are currently used for small scale
agriculture. Human modification to this area is largely related to agricultural practices with sheds and
fences noticeable in the landscape. The hill in the middle ground is a significant visual feature due to
its topography and is cleared with patchy vegetation on its eastern elevation. Stands of vegetation
extend either side of the eastern elevation and follow the hill down slope to the north and south. The
top of the hill is defined by a row of trees which then join the continuous vegetation of the
Escarpment. A large fig in the middle ground is a feature tree and adds visual interest to the pasture of
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the floodplain. This fig is not located in the Planning Proposal area, but does sit within the Stage 3
area, and will be rezoned at a later date or included within the current proposal.

This photo is taken from the same location looking north-north west (towards Bong Bong Road). It
shows the expansive floodplain and proposed developable area is highlighted. These lower pastures
appear relatively free of vegetation constraints to development. Development in this blue area would
be located approximately 650m from the proposed Cleveland Village Centre. The blue highlighting
shows the current Planning Proposal area (as defined by Stockland in their submission and rezoning
request) and shown in red on the map on page 3. This line follows the boundary of the former Benares
property.

From this viewpoint, residential development will impact significantly on the visual appearance of
this view, changing it from rural pastures and an Escarpment backdrop to low density residential
development which will obscure the view of the escarpment as a backdrop from Cleveland Road.
Considering this area is within close proximity to a village centre and relatively free of topographical
or vegetation constraints and is some distance from the Escarpment vegetation (approximately 500m
from the continuously vegetated foothills) it is considered a logical development area. The visual
impacts of development within the cleared floodplains are, on balance, considered reasonable from
this point on Cleveland Road looking to the north and north-north west.

The orange highlighting shows the area of Stage 3 not currently part of the Planning Proposal but still
designated for future development. Previous draft zonings for the area showed low density residential
zoning extending into the foothills, including the vegetated areas just visible in the left of the frame
from this view. Whilst this lower vegetation will be obscured by residential development in the
foreground, it is important to retain as it may be visible from other viewpoints and belongs to a fairly
continuous stand of Escarpment vegetation at a higher elevation than the floodplain.
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From the same location looking west, different topographical features are evident; in particular the
mostly flat pastures are interrupted by a prominent hill which is partially cleared.

Stage 3 of West Dapto will change the rural landscape setting significantly from this location with the
extent of low density residential zoning extending across the plains in the foreground as proposed by
Stockland. This development will obscure most of the views of the Escarpment to the west. This is not
considered unreasonable as development in this area will be low-rise, similar to Brooks Reach and
from further away will not affect the visual prominence of the Escarpment.

The area highlighted in orange shows the area of Stage 3 not currently covered by the Stockland
Planning Proposal. Previous draft zonings (as shown on the map on page 3) show significant areas of
R2 [ow density residential zoned land encroaching onto the prominent slope and vegetated areas seen
in the middle ground. Development on exposed hillsides is more prominent than development in the
floodplain and exposed hillsides and ridges are especially visually important in the context of the
Escarpment. The visual impact of residences in the higher reaches of the foothills, and in particular
the clearing of vegetation in these areas would have significant visual impacts across the West Dapto
area, albeit obscured from this particular viewpoint by future residential development along Cleveland
Road. Allowing low density residential development into the continuously vegetated foothills of the
Escarpment would not only compromise the visual integrity of these areas, it could also set a
precedent for clearing of vegetation and the “pushing up” of residences further up the escarpment
slopes. Environmental living (E4) zones with large allotments may be more appropriate for areas
within the foothills that have some development potential/cleared areas. It is also recommended that
development be confined to existing cleared areas within the foothills, and that clearing

The fig tree is an important visual feature in the landscape and forms part of a heritage listing. The
tree will be obscured from this view by residential development. The future of this tree is unknown, as
it does not sit within the boundaries of the current Planning Proposal. Future consideration of zonings
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in the remainder of Stage 3 should look at retention of this tree, if practical, to add character to the
future residential neighbourhood.
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Location 8

Location Description: Cleveland Road

GPS Coordinates: 56 H 0294631 UTM 6179630
Elevation: 41m

Direction: Looking West

The two photos above are taken on the southern edge of the West Dapto Stage 3 Planning Proposal,

on Cleveland Road. The location is approximately half way between Cleveland village centre and the
former proposed Purrungully village centre(since removed from the West Dapto Masterplan but still
visible on the map on page 3). The northern edge of the future Cleveland Village is located south of
the group of buildings, right of frame. The Cleveland village continues down the slope and is hidden
by the crest in the foreground.
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To the right of frame you can see the current development of Brooks Reach. The cleared open land
bordering the West Dapto Stage 3 Planning Proposal is the future Bong Bong town centre (out lined
in red). The Stage 3 Planning Proposal area lies south of Bong Bong town centre and will have
minimal impact on the scenic views of the escarpment as viewed from this location. Around the Bong
Bong town centre will be smaller lot residential development, which should visually transition easily
into the town centre. Traditional density residential (similar to Brooks Reach) will then radiate out
across the rest of the Planning Proposal area.

Land west of Bong Bong town centre and along the ridge to the centre of frame have the greatest
impacts on scenic views of the Escarpment. The ridge is deceptive as the rural land drops away
behind it then rises back up to the lower foot hills vegetation. From this location it will appear that
residential areas will be built to the vegetation line of the lower foothills. The northern side of the
Planning Proposal, near the town centre extends higher into the lower foot hills of the escarpment.
High in this section there is thin remnant vegetation. Residential areas below this section would have
less of an impact on scenic values. This is due to a riparian corridor traversing north to south which
would shield development.

The 50m contour line cuts through planning proposal, it also encroaches into the Cleveland Village
and the Bong Bong Town centre. From this position there will be an impact on the scenic values of
the escarpment, but no more intense than Brook Reach currently displays.
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Location 9

Location Description: Cleveland Road

GPS Coordinates: 56 H 0295493 UTM 6179955
Elevation: 39m

Direction: Looking West

This photo shows the escarpment from the western edge of the proposed Fowlers Road Village. This
view of the escarpment will be obscured due to the development of the future village. Medium density
residential is proposed to surround the village and may include townhouse or terrace development and
potentially shop top housing or low rise flats. This may further obscure the view of the escarpment
completely.

Whilst the view may be obscured from this location, the village centre will serve an important
function for the nearby residential areas. The West Dapto Stage 3 villages have been strategically
placed to provide for the day to day requirements of the surrounding residential areas. Consideration
has been given to the village’s accessibility via various transport modes. As can be seen via this
photo, the topography of the land is relatively level and shares a good relationship with the
surrounding land. These attributes make this a suitable site for the future village centre.

From Cleveland Road there will be less of a visual impact from the Fowlers Road Village Centre,
further east from this location. There will be a clear view along the street west up to the escarpment.

Overall, the proposed development will not have an unreasonable impact on the scenic value of the
escarpment.
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Location 10

Location Description: Cleveland Road near Dapto High School
GPS Coordinates: 56 H 0296430 UTM 6179917

Elevation: 24m

Direction: Looking West

This photo is taken from within the eastern area of the West Dapto Stage 3 planning proposal,
proposed to be zoned E3 Environmental Management. The view is looking back towards the
escarpment and over the residential lands of the planning proposal. From this position, development
will start behind the small crest in the foreground. This portion of the proposal is zoned for
environmental management due to it being low-lying land that is flood pron. From here the visual

impact of future development on the escarpment would be minimal.

Beyond the small crest the proposed development will run adjacent to Cleveland Road left of frame,
and over the crest where currently housing can be seen. The loss of view of the escarpment would be
minimal from the alluvial plains. Looking back to the escarpment, on the Cleveland road side there
are manmade disturbances within the Escarpment. Cleared rural land can be seen on the lower
foothills. This will aid the Planning Proposal by providing transisitional views from residential to
cleared land to vegetated Escarpment area. From this distance the cleared rural lands in the elevated
foothill areas will give appearance that West Dapto Stage 3 transitions more softly into the foothills.
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The development along the northern boundary of the planning proposal will have minimal impact
from this position as well. The slow rise in topography allows a gradual build-up of residential
dwellings towards the escarpment. To the right of frame, the south west portion of Horsley can be
seen. There are also environmentally managed areas called the Purrungully wetlands in between the
two development areas. This visual vegetation barriers “breaks up” the suburban developments allows
a clear definition between the Planning Proposal area and the Escarpment.

From this position the impacts on the scenic views of the Escarpment would be minimal. The cleared
rural foothills on the ridges in the distance give the appearance of a transition into the vegetated
foothills. The upper foothills and cliff portions of the escarpment will not be affected from this
location and the Escarpment will retain its visual prominence.
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