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1. Background

1.1  Summary of Project
Newton Denny Chapelle (NDC) has been engaged by Jeff and Grant Imeson to
prepare a Gateway ‘Planning Proposal’ for lodgement with Richmond Valley Council

for land located at Johnston Street, Casino.

The land is located at the eastern entrance to Casino adjacent to the Cassino Drive

Industrial Estate. It currently comprises open farmland used for cattle grazing.

The Planning Proposal seeks to rezone the land from RU1 Primary Production
Zone to IN1 General Industry Zone pursuant to the Richmond Valley Local
Environmental Plan 2012 (RVLEP2012). The proposal also seeks to amend the
subdivision standards for the site. Following completion of the changes to
RVLEP2012, a development application may be lodged to subdivide the land for

future industrial purposes.

1.2  Description of Site and Locality

The subject land is located fronting Johnston Street at the eastern entrance to
Casino. Johnston Street in this location forms part of the Bruxner Highway. The
property has frontage of approximately 300m to this road. NDC Plan 1i illustrates

the location of the property relative to surrounding land uses.

The subject land comprises a total of 20 individual parcels of land plus an unformed

road reserve. The land has a total area of 14.355ha as follows:

Table 1 - Site Area

Property Area Total
Lot 14 Section 6 DP 976660 2.03ha 2.030ha
Lots 15 -19 Section 6 DP
976660 1.618ha [each) 8.095ha
Lot 20 Section 6 DP 976660 1.244ha 1.244ha
Lots 1 - 12 Section 6 DP .
976660 2016m? [0.205ha) (each) 2.460ha
Lot 1 DP 783330 2007m?® (0.201ha]) 0.201ha
Unformed Road Reserve 3250m? (approx.) 0.325ha 0.325ha
Total 14.355ha
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NDC Plan 2i provides a Site Analysis of the property, whilst NDC Plan 3i provides
Photographic Plates of the land. As illustrated, the site currently comprises open
grazing land with scattered paddock trees. The land is surrounded by the following

land uses:
¢ North - Cattle grazing.
e East - Unformed road reserve, then cattle grazing and associated rural
dwelling. This land has not been included within the Planning Proposal as it

is currently under separate land ownership.

e South - Johnston Street / Bruxner Highway, then cattle grazing and the
Richmond River. A separate Planning Proposal will be lodged in the near
future to rezone this land to provide for a future residential subdivision.

e West - Cassino Drive Industrial Estate.

The following technical assessments have been completed as part of the
preparation of this application:

e Preliminary Ecological Assessment (Appendix CJ;

e Preliminary Engineering Services Report [Appendix DJ;

e (Cultural Heritage Assessment [Appendix EJ;

e Traffic Impact Assessment (Appendix FJ;

e Preliminary Land Use Conflict Risk Assessment (Appendix GJ;

e Flood Impact Assessment (Appendix HJ; and

e Preliminary Contaminated Land Assessment (Appendix J).

The key findings of these assessments are addressed within the relevant sections
of this Planning Proposal. In summary, the assessments completed to date have
not identified any issues which would indicate that the land is not suitable for the

proposed industrial zoning.

The key findings of these assessments are addressed within the relevant sections
of this Planning Proposal. In summary, the assessments completed to date have
not identified any issues which would indicate that the land is not suitable for the

proposed industrial zoning.
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1.3 Indicative Development Layout

NDC Plan 5i illustrates the conceptual development layout for the site, which has
been developed having regard to the above technical reports. As illustrated, the
concept layout involves the following broad parameters:

e Rezoning the site to enable future industrial development on the whole of
the land;

e The site will be filled to achieve required floor levels and provide adequate
stormwater drainage (which will be directed to both the north and south of
the site; and

e The proposed road layout provides and east / west connection between
the existing Cassino Drive Industrial Estate and the future development
area to the east identified in Casino Urban Land Release Strategy. A new
connection to the surrounding regional road network via the Bruxner
Highway will also be provided as the primary access point for the

development.

1.4 Nearby Planning Proposal Request (Proposed Residential Lands)

Newton Denny Chapelle has also been engaged to prepare a separate planning
proposal request for the land located to the south of the current industrial planning
proposal (ie the land located between the Bruxner Highway and the Richmond
River). That proposal is seeking to rezone the land in question to enable its
development for residential purposes. Whilst the two projects are being managed
separately, given the proximity of the sites to each other, from time to time this
Report references the residential project. \We note that this project has been put
‘on-hold’ by Council due to concerns regarding potential viability of developing the

site.

Page 3

Document Set ID: 1575326
Version: 1, Version Date: 27/04/2020



STORMWATER DISCHARGE

STORMWATER AREA

POTENTIAL FUTURE
INDUSTRIAL LANDS
- CULRS

HIGH POINT IN FILL PAD

STORMWATER DISCHARGE

NEW ACCESS

TO
BRUXNER HIGHWAY STORMWATER AREA

LEGEND
we we e e INDICATIVE FUTURE ROAD LINKAGE
= e o STORMWATER DISCHARGE
we e wewe - SEWER LINKAGE

[ ] ZONE- IN1 GENERAL INDUSTRIAL

REV DATE AMENDMENT ) ‘NB PLAN 5i - INDICATIVE LAYOUT

A 08.0217

g g;ljggii:g EEIE? ALL PLANS IN SET MADE TO REV C NeWtO n De n ny Ch a pe"e EHD-EAN';DN LIJ_C&)‘TG:I IMEECS]DE,J\IP 976660 & LOT 1 DP 783330
D ' Surveyors Planners Engineers g N
E

L BRUXNER HIGHWAY REV C
Email: office@newtondennychapelle.com.au CASINO NSW
LISMORE 31 Carrington St. Lismore 2480 PH: 6622 1011
. CASINO 100 Barker St. Casino 2470
SOURCE PLAN: www.maps.six.nsw.gov.au - accessed 06.02.17 PH: 6662 5000 DATE: 30.08.18 REF 17,044

ABN: 86 220 045 469 SCALE: 1 : 5,000@A3 DRAWN: bk
DO}GU}EL@HPW\' D57 573%6/7\ Inalustrial\ planning \ planning plans\ ndc plans\ cad files\ 17044 - imeson - industrial.clwg - plan 5 - indicative layout

Version: 1, Version Date: 27/04/2020




This page is intentionally left blank.

Page 4

Document Set ID: 1575326
Version: 1, Version Date: 27/04/2020



2. Planning Proposal

Part 1 Objectives and Intended Outcomes

The objective of this Planning Proposal is to amend the planning controls applicable
to Lots 1 - 12 Section 6 DP 976660, Lots 14-20 Section 6 DP 976660, Lot 1
DP 783330 and Unformed Road Reserve located at Johnston Street, Casino to
enable the future subdivision and development of the subject land for industrial

purposes.

Part 2 Explanation of Provisions
The proposed outcome will be achieved by:

e Amending the Richmond Valley Local Environmental Plan 2012 Land
Zoning Maps (LZN_00B & LZN_0OBA] to change the zoning of the subject
land from RU1 Primary Production Zone to IN1 General Industrial Zone.

e Amending the Richmond Valley Local Environmental Plan 2012 Lot Size
Maps [LSZ_006 & LSZ 00BA) to change the minimum subdivision
standards applying to the land from 40 hectares to 750m?®.

Part 3 Justification

1. Is the Planning Proposal a result of a strategic study or report?

Yes. The subject land is identified within Casino Urban Land Release Strategy 2005
(CULRS) for investigation to ascertain its suitability for future industrial land
release. Plate 1 provides an extract from the Strategy. The current Planning
Proposal involves rezoning the subject and to enable its future development for
industrial purposes and, accordingly, is considered to be directly compatible with

the Land Release Strategy.
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Plate 1 - Extract Casino Urban Land Release Strategy 2005

The Department of Planning and Environment Gateway Determination requested
that advice be provided within the Planning Proposal as to why the adjoining lands
to the west of the development site have not been included within the Planning

Proposal. In this regard, the reasons are as follows:

a. The Planning Proposal and associated technical reports have been funded by
the owners of Lots 1 - 12 Section 6 DP 876660, Lots 14 - 20 Section 6
DP 976660 & Lot 1 DP 783330. NDC has not been approached by the
owners of the adjoining properties to the east of the site to be included within
the Planning Proposal investigations.

b. The Planning Proposal is accompanied by a Land Use Conflict Risk
Assessment which indicates that the industrial activities can co-exist with the
rural residence to the east. In this regard, detailed design can occur at
development application stage to provide for suitable buffering and sound
attenuation measures; and

c. The Planning Proposal does not preclude future rezoning and development of
other land identified in the CULRS being rezoned and developed for urban

purposes in the future.
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2. Is the Planning Proposal the best means of achieving the objectives, or is
there a better way?

Yes. Amending the zoning and subdivision standards as proposed is the most

effective way to amend the planning controls to enable the future development of

the land for industrial purposes.

3. Is the Planning Proposal consistent with the objectives and actions of
the applicable regional or subregional Strategy?

Yes. The North Coast Regional Plan 2036 has been prepared by the Department

of Planning and Environment to manage expected growth in a sustainable manner.

The Regional Plan applies to the Far North Coast and Mid North Coast of NSW

(being an area which stretches from Port Macquarie in the south to Tweed Heads

in the north). The Plan includes Richmaond Valley Council and is therefore applicable

to the current proposal.

As illustrated in Plate 2, the Regional Plan identifies the subject land as

‘Investigation Area - Employment Land.

Namm_oona

Subject Land

. Investigation Area— Employment Land

Plate 2 - Extract Figure 17 of NCRP 2036
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The Regional Plan has a number of Directions of relevance to the current Planning

Proposal:

Richmond Valley Local Government Narrative - The Regional Plan
identifies that new employment opportunities will be delivered at Casino,
Woodburn, Broadwater and Evans Head. The current proposal is directly

consistent with this Narrative.

Direction 1 - Deliver Environmentally Sustainable Growth - Council via
its strategic planning processes have identified the subject land as having
the environmental and locational characteristics which indicate that it is
suitable for detailed investigation for development as proposed. No
particular environmental characteristics have been identified via the
preparation of the current proposal which indicate that the land is not

suited to the rezoning for employment lands.

Direction 2 - Enhance biodiversity, Coastal and Aquatic Habitats, and
Water Catchments - The land is physically removed from the coastal strip
and is not located in close proximity to mapped significant habitat or wildlife
corridors. An ecological assessment [Appendix C) completed as part of
the preparation of the Planning Proposal has confirmed that the site does
not exhibit significant environmental qualities.

With respect to catchment health and stormwater, preliminary modelling
has been undertaken as part of the Engineering Assessment. This
modelling has shown that the Richmond Valley Council stormwater quality

and attenuation targets can be achieved for the site.

It is anticipated stormwater will be discharged to the north and the south of

the proposed development.

e Stormwater discharged to the south will be piped under the
Bruxner Highway and either discharged into an open swale or pipe
network within the private land to the south of the highway. This
network would then discharge to the Richmond River to the south.
This land is associated with the proposed development and it is

anticipated that suitable easements will be easily obtained.
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e Stormwater discharged to the north will be attenuated prior to
discharge across the northern boundary to ensure there is no
increase in peak stormwater flows as required by the DCP. As
identified in the Engineering Assessment opportunity exists to
integrate the stormwater management of the north of the site and
convey flows to Barlings Creek and its associated lagoons. To this
end preliminary discussions have been had with Richmond Valley
Council (as the owner of the land immediately to the north) as to

possible drainage coordination through their land.

Direction 3 - Manage Natural Hazards and Climate Change - As
outlined in the Preliminary Engineering Services Report at Appendix D, the
subject land is located within the mapped flood plain (as is the vast majority
of the township of Casino). However, in this instance it is proposed to fill the
site to reduce the flood hazard to a Rare Low or Low flood hazard similar to
the nearby Settlers Estate and adjacent Cassino Drive industrial estate.

The site is not located on land as mapped as being bushfire prone or

subject to land slip. As such, the project is consistent with this direction.

Direction 6 - Develop Successful Centres of Employment - Sub direction
6.6 Identifies that the Region shall deliver an adequate supply of
employment land through local growth management strategies and local
environmental plans to support jobs growth. The current proposal is

directly consistent with this Direction.

Direction 11: Protect and Enhance Productive Agricultural Lands - The
land is mapped as regionally significant agricultural land. However, as the
land is already identified as an investigation area for possible employment
lands in both the Casino Urban Growth Management Strategy 2005 and
Map 17 of the Regional Plan, it is considered reasonable to assume that
the strategic planning processes used to develop these strategies have
determined that the locational characteristics of the site are such that

urban land uses are a preferred outcome for the land.

Furthermore, we note that S9.1 Planning Direction No. 5.3 [which relates
to mapped Farmland of State and Regional Significance on the NSW Far
North Coast) specifically does not apply to land identified as an ‘urban

growth area’ within the North Coast Regional Plan 2036.
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e Direction 18: Respect and Protect the North Coast’'s Aboriginal
Heritage - The Cultural Heritage Assessment completed by Everick
Consulting and contained at Appendix E has not identified issues of

particular concern from an Aboriginal cultural heritage perspective.

e Direction 19: Protect Historic Heritage - The Cultural Heritage
Assessment completed by Everick Consulting and contained at Appendix E
has not identified issues of particular concern from a European cultural

heritage perspective.

e Direction 21 - Coordinate Local infrastructure Delivery - The subject
land is located adjacent to an established industrial estate. Initial
investigations with respect to service provision indicate that the land is able
to be services in a cost effective manner with all required reticulated urban
infrastructure services. Such infrastructure connection will be completed
at the expense of a future developer. Details with respect to the proposed
approach to servicing the future subdivision are provided within Appendix
D.

4, Is the Planning Proposal consistent with the local Council’s community
plan or other local strategic plan?
Yes. As advised above, the subject land is identified within Casino Urban Land

Release Strategy for potential future industrial land release.

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

Yes. The Planning Proposal is considered generally consistent with the provisions

of applicable State Environmental Planning Policies. An assessment of the project

against these policies is provided at Appendix A.

6. Is the Planning Proposal consistent with applicable Ministerial
Directions (S9.1 Directions)?
The following S9.1 Directions are of particular relevance to the proposal:
e Direction 1.1 - Business and Industrial Zones
e Direction 1.2 - Rural Zones
e Direction 4.2 - Hazard and Risk, Flood Prone Land
e Direction 5.3 - Farmland of State and Regional Significance on the NSW
Far North Coast
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An assessment of the project against these specific Directions is provided below. A

checklist referencing other S9.1 Directions is provided at Appendix B.

A. Direction 1.1 - Business and Industrial Zones

Application

This Direction applies when a relevant planning authority prepares a planning
proposal that will affect land within an existing or proposed business or industrial
zone (including the alteration of any existing business or industrial zone boundary).
The following comments are made against the heads of consideration within

Section 4 of the Direction.

What a relevant planning authority must do if this direction applies

[4] A planning proposal must:
[a] give effect to the objectives of this direction,
Comment: The objectives of this direction are to:

(a) encourage employment growth in suitable locations,

(b]) protect employment land in business and industrial zones, and

(c) support the viability of identified strategic centres.
The proposal seeks to rezone approximately 13.4ha of land from a rural to an
industrial zone. The site is located immediately adjacent to an existing industrial
estate and has been identifies in both local and regional planning strategies as
being an investigation area for future industrial uses. Accordingly, the proposal is

considered to give effect to the planning objectives of the $9.1 Direction.

[b] retain the areas and locations of existing business and industrial zones,
Comment: No changes will be made to existing zoned industrial areas within

Casino.

[c] not reduce the total potential floor space area for employment uses and related
public services in business zones,

Comment: Not Applicable.

[d] not reduce the total potential floor space area for industrial uses in industrial
zones,
Comment: The Planning Proposal with increase, rather than decrease, the

available zoned industrial land within Casino.

Page 11

Document Set ID: 1575326
Version: 1, Version Date: 27/04/2020



(€] ensure that proposed new employrment areas are in accordance with a strategy
that is approved by the Director-General of the Departrment of Planning.

Comment: Complies. The subject land has been identified for potential future
industrial or employment lands within both the Casino Urban Land Release
Strategy 2005 and the North Coast Regional Plan 2036.

B. Direction 1.2 - Rural Zones

Application

This Direction applies when a relevant planning authority prepares a planning
proposal that will affect land within an existing or proposed rural zone (including the

alteration of any existing rural zone boundary).

What a relevant planning authority must do if this direction applies

(4) A planning proposal must:

[a] not rezone land from a rural zone to a residential, business, industrial, village or
tourist zone.

[b] not contain provisions that will increase the permissible density of land within a

rural zone [other than land within an existing town or village).

Consistency
[5] A planning proposal may be inconsistent with the terms of this direction only if

the relevant planning authority can satisfy the Director-General of the Departrment
of Planning [or an officer of the Department nominated by the Director-General)
that the provisions of the planning proposal that are inconsistent are:

[a)] justified by a strategy which.

[1] gives consideration to the objectives of this direction,

[ii] identifies the land which is the subject of the planning proposal [if the planning
proposal relates to a particular site or sites), and

(i) is approved by the Director-General of the Department of Planning, or

[b] justified by a study prepared in support of the planning proposal which gives
consideration to the objectives of this direction, or

[c] in accordance with the relevant Hegional Strategy, Regional Plan or Sub-
Regional Strategy prepared by the Department of Planning which gives
consideration to the objective of this direction, or

[d] is of minor significance.

Comment: As advised above, the current Planning Proposal has been identified as
an ‘Urban Growth Area’ by the North Coast Regional Plan 2036. Accordingly, the

inconsistency with the S9.1 Direction is justified in the circumstances.
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C. Direction 3.4 - Integrating Land Use and Transport

Application

This direction applies when a relevant planning authority prepares a planning
proposal that will create, alter or remove a zone or a provision relating to urban
land, including land zoned for residential, business, industrial, village or tourist
purposes.

What a relevant planning authority must do if this direction applies

[4] A planning proposal must locate zones for urban purposes and include
provisions that give effect to and are consistent with the aims, objectives and
principles of:

[a] Improving Transport Choice - Guidelines for planning and development [DUAP
2001}, and

[b) The Right Place for Business and Services - Planning Policy (DUAP 20017].

Consistency
(5] A planning proposal may be inconsistent with the terms of this direction only if

the relevant planning authority can satisfy the Director-General of the Departrment
of Planning [or an officer of the Departrment nominated by the Director-General)
that the provisions of the planning proposal that are inconsistent are:

[a] justified by a strategy which:

[i] gives consideration to the objective of this direction, and

(i) identifies the land which is the subject of the planning proposal [if the planning
proposal relates to a particular site or sites), and

(1] is approved by the Director-General of the Department of Planning, or

[b)] justified by a study prepared in support of the planning proposal which gives
consideration to the objective of this direction, or

[c] in accordance with the relevant Regional Strategy, Regional Plan or Sub-
Regional Strategy prepared by the Department of Planning which gives
consideration to the objective of this direction, or

[d] of minor significance.

Comment: Transport linkages to the site have been a key design consideration for
the project. As outlined in the Traffic Impact Assessment provided at Appendix F,
the proposed industrial development will be provided with a new road access linking
to the Bruxner Highway. Suitable connections will also be provided to the existing

industrial estate located immediately to the west of the site.

The future road network will be designed at development application stage. This will
be designed in accordance with Council's Development Control Plan and the

Northern Rivers Design Guidelines as they relate to industrial estates. This will
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ensure that suitable movement corridors are available for heavy vehicles through

the estate.

The proposal is consistent with the relevant location and design guidelines

applicable to industrial development contained within the document ‘Improving

Transport Choice’ as follows:

a)] The proposed industrial estate is located on the eastern fringe of the

Casino urban area.

b) The proposed IN1 zoned estate will have capacity to:

contain industries that have legitimate needs for land and freight

movement, and those with low employment densities;

support smaller, modern, light industrial uses;

design and provide an internal street network so as to be permeable
for buses and pedestrians;

provide for pedestrian amenity within the internal street network such
as footpaths and bus stops;

employ minimum setbacks from the street and between adjoining
buildings;

design building layouts within the industrial lots so as to enable room

for expansion and staff and for visitor parking.

The proposal is also consistent with the relevant aims and objectives of ‘The Right

Place for Business and Services’ as follows:

The subject site is not located within an isolated area. In this regard,
the proposal provides for an extension of the existing IN1 General
Industrial zone situated directly to the west of the site;

The rezoning will create an industrial estate that enables the
opportunity of undertaken a range of activities and services that are
permissible within the IN1 General Industrial zone; and

The subject lands are identified as ‘Proposed Employment Lands’
within both the Casino Urban Growth Area Strategy and the North
Coast Regional Plan 2036.
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D. Direction 4.3 - Hazard and Risk, Flood Prone Land

Application

Comment: This direction applies when a relevant planning authority prepares a
planning proposal that creates, removes or alters a zone or a provision that affects
flood prone land. The following comments are made against the heads of

consideration within Section 4 of the Direction:

Description of Hazard

Comment: As illustrated in Plate 3, the site is located immediately adjacent to the
limit of the available detailed flood mapping. The bulk of the site falls within an area
for which the flood planning status is unclear with it identified as either ‘Possible
High Depth Hazard’ or ‘Low Hazard’ whilst small portions of the site are mapped as

‘Low Hazard'.

LEGEND
? - High Floodway Hazard [HFH)

High Isclation Hazard [HIH)

I High Depth Hazard (HDH)

Possible High Depth Hazard
or Low Hazard (HDH or LH)

Low Hazard (LH)

Rare Low Hazard - Extreme
Flood Fringe (RLH)

Rare High Floodway Hazard (RHFH)
—
- 0id Casino LGA Boundary N
) ]
Limit of Detailed Mapping
I I It I

Plate 3 - Extract from Casino Floodplain Hazard Category Map

Flood Models
Comment: The subject land is within a region of overlap for the Casino [1999) and
the Richmond River (2010) Flood Models-

e (Casino Flood Model [1999] is a 1D/2D model based on a 20 metre grid (a
smaller grid = higher resolution flood information and the ability to pick up
smaller changes in terrain). This model has been specifically calibrated for
flood conditions flowing through the Casino township, but lacks Climate

Change considerations
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e Richmond River Flood Madel (2010] is a 1D0/2D model based on a 60

metre grid and includes climate change considerations. However, the

model lacks accurate calibration through Casino township, and its larger

grid, which is perfectly suitable for large expansive flat flood plains, provides

less accuracy for highly complex terrain as might be expected through

Casino.

As indicated, both models currently have identified shortfalls with respect to the

prediction of flood impacts.

Council has advised via email dated 5 March 2020 that the acceptable offsite flood

impacts are as follows:

Table 12 Flood management objectives
Parameter Location Flood management objectives
Flood level Residences Up to 50 millimetre increase
Cane farm land Up to 50 millimetre increase
Grazing, forested and Generally up to 250 millimetres with localised increase of
other rural lands up to 400 milimetres for short duration/ local catchment
flooding acceptable over small areas (nominally less than 5
hectares)
Flood duration Residences No more than 5% Increase
Cane farm land No more than 5% increase
Grazing, forested and No more than 10% increase
other rural lands
Flood Velocity Residences Velocity x depth to remain in the zone of low hazard for
children below 0.4m?/s.
Cane farm land Below 1.0m/s where currently below this figure
An increase of not more than 20% where existing velocity
is above 1.0m/s
Grazing, forested and Below 1.0m/s where currently below this figure
other rural lands An increase of not more than 20% where existing velocity
is above 1.0mv/s
Flood direction Residences No change to the direction of watercourses or the direction
Cane farm land of flood flows except for constriction in and expansion out
- of discrete openings (culverts and bridges) and
Grazing, forested and construction diversions
other rural lands

Plate 4 - Accepted Offsite Flood Impacts

Flood Impact Assessment

Comment: A Flood Impact Assessment is provided at Appendix H. The

assessment identifies that there are a number of shortcomings in the current

modelling for this part of the floodplain, including an artificial ‘barrier’ at the edge of

the model to the north of the development site. The assessment concluded as

follows:
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‘Existing and developed conditions were assessed for the 5% AEP, 1% AEP,
0.2% AEP and PMIF design flood events. The results were as follows:

e In the 5% AEP event, flod levels are contained within the Richmond

River and does not impact the site. No adverse Impacts are predicted.

o Inthe 1% AEP, 0.2% AER and PMF events, there are potential adverse
impacts with peak impacts of 600mm, 350mm and 200mm,
respectively outside of the property boundary. Adverse impacts are

predicted.

Based on the results of the simulation, there were adverse impacts predicted
as part of the flood impact assessment, however, the model does not truly
represent an appropriate extent of the flood plain [ie the extent of the model is
‘glass walled’ and causes flood impacts to be exacerbated by the constriction
of flow.]

As such, the recommended model for the purpose of this assessmerit,
provided by RVC and DPIE does not accurately model the proposed
development. It is recommended for the Richmond River flood study to be
reviewed, extended and calbrated to the Casino area to provide an

improvement in the accuracy of results”.

Council Consultation

Comment: NDC forwarded a copy of the Flood Model to Richmond Valley Council
prior to updating the planning proposal. A copy of the complete email response
from Council's coordinator of Planning Services is provided at Appendix .

However, the email concluded as follows:

“There may be a whole host of reasons why the modelling has shown
increased offsite flood height impacts, from model calibration issues to
‘glass walling” edge of model effects, but | suspect the main reason is the
60m grid has picked up increased flood height [not depth)] levels from
within the proposed estate [as a result of it being filled approximately

G00mm)] and projected these beyond the property boundary.

The cross section provided by Engeny on 5 Decernber 2018 is probably to
best gauge of potential offsite impacts, and it shows the leading edge might

see an increase of 34mm [as filling up to this boundary will result in less
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draw down of flood water], and the leeward edge as having no offsite
changes. UObviously, this is just one cross section but it clearly
demonstrates that offsite impacts are not as significant as reported by

Engeny.”

Quantum of Fill

Comment: The proposed industrial area will need to be filled to achieve both

drainage and improved flood immunity. As such, it is considered that means are

available to achieve ground levels within the future subdivision which can accord

with Council’'s flood planning requirements [as has been achieved within the

industrial estate immediately next door). Richmond Valley Council have completed

the following assessment with respect to expected costs associated with filling the

land.

“The Casino Floodplain Risk Management Plan (2002] contain results from the
modelled design floods of 1 in 20yr, 1 in 50 yr, 1 in 100yr and 1 in 500yr
Average Recurrence Interval [ARI], plus the Probable Maximum Flood [PMF].
Cost Benefit Analysis determined the most appropriate design flood for

planning purposes was to 1 in 100 year evenit.

The flood planning matrix, Appendix E within the Casino Floodplain Risk
Management Plan adopts FLPa as the floor level for new commercial or
industrial development. FLEa provides the minimum floor levels to be greater

than or equal to the 100 year flood level.

100 year Flood Levels - the 1 in 100 year AR/ flood events for the site are -

e  South west corner - 271.2m AHD
e MNorth-east corner - 21.0m AHD

LIDAR ground levels - Ground levels have been estimated but should be

confirmed on site -
e  South west corner - 20.8m AHD
e MNorth-east corner - 20.0mAHD

Filling of the land - To achieve minimum floor levels provided in the flood

matrix, the site would need to be filled to -
e  Sputh west corner - 20.8m up to 21.2m = 0.4m of fill
o MNorth east corner - 20.0m up to 21.0m = 1.0m of fill.
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Majority of the site has a flood level of 21.1m AHD and an average ground
level of 20.4m AHD, therefore O.7m of fill [required).

o Fill requirements are estimated at 100,870m3 [O.7m of fill over 14.417ha.
At a cost of $30.00,,m3 it is estimated to cost $3,026, 100 to fill the land.

o The fill requirements for this land is equivalent to that undertaken to

establish the Cassino Drive industrial estate (to the west].”

What a relevant planning authority must do if this direction applies

[4) A planning proposal must include provisions that give effect to and are
consistent with the NSW Flood Prone Land Policy and the principles of the
Floodplain Development Manual 2005 [including the Guideline on Developrment
Controls on Low Flood Risk Areas].

Comment: The Planning Proposal is accompanied by a comprehensive flood

assessment which is provided at Appendix H.

[5] A planning proposal must not rezone land within the flood planning areas from
Special Use, Special Purpose, Recreation, Rural or Environmental Protection Zones
to a Residential, Business, Industrial, Special Use or Special Purpose Zone.

Comment: The subject land has been identified for potential future industrial or
employment lands within both the Casino Urban Land Release Strategy 2005 and
the North Coast Regional Plan 2036. Accordingly, the proposed rezoning is

considered reasonable in the circumstances.

(6] A planning proposal must not contain provisions that apply to the flood
planning areas which:

[a] permit develgpment in floodway areas,

[b] permit development that will result in significant flood impacts to other
Properties,

[c] permit a significant increase in the development of that land,

[d] are likely to result in a substantially increased requirement for government
spending on flood mitigation measures, infrastructure or services, or

[e] permit development to be carried out without development consent except for
the purposes of agriculture [not including dams, drainage canals, levees, buildings
or structures in floodways or high hazard areas), roads or exempt development.
Comment: The Planning Proposal seeks to rezone mapped flood prone land from a
rural zone to an industrial zone. The proposed development is, however,
foreshadowed in both the Casino Urban Land Release Strategy and the North
Coast Regional Plan 2036 for potential future industrial / employment lands.
Accordingly, it is considered reasonable to advance a rezoning of the subject land

as proposed notwithstanding the known flood characteristics of the site.
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Reference should be made to Appendix H & | for further information in this regard.

[7] A planning proposal must not impose flood related develgpment controls
above the residential flood planning level for residential development on land, unless
a relevant planning authority provides adequate justification for those controls to
the satisfaction of the Director-General [or an officer of the Department nominated
by the Director-Generall.

Comment: Not applicable. Residential development is not proposed in this instance.

(B8] For the purposes of a planning proposal, a relevant planning authority must
not determine a flood planning level that is inconsistent with the Floodplain
Development Manual 2005 [including the Guideline on Development Controls on
Low Flood Risk Areas] unless a relevant planning authority provides adequate
Justification for the proposed departure from that Manual to the satisfaction of the
Director-General [or an officer of the Department nominated by the Director-
General].

Comment: Flood planning levels for the site will be determined by Council and the

OEH in accordance with the Floodplain Development Manual 2005.

(9] A planning proposal may be inconsistent with this direction only if the relevant
planning authority can satisty the Director-General [or an officer of the Departrment
nominated by the Director-General] that:

[a] the planning proposal is in accordance with a floodplain risk management plan
prepared in accordance with the principles and guidelines of the Floodplain
Development Manual 2005, or

[b] the provisions of the planning proposal that are inconsistent are of minor
significance.

Comment: Reference should be made to Appendix H & | for information with

respect to the flood characteristics and potential impacts.

E. Direction 5.3 - Farmland of State and Regional Significance on the
NSW Far North Coast
Comment: This Direction applies to land within the Richmond Valley Local
Government Area which is mapped as ‘State Significant Farmland’, ‘Regionally
Significant Farmland’ or ‘significant non-contiguous farmland’ except within areas
contained within the ‘urban growth areas’ mapped in the North Coast Regional Plan
2036. As the current planning proposal is located within an identified urban
growth area within the Regional Plan, S9.1 Direction 5.3 does not apply to the

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

Comment: Blackwood Ecological Services have completed a Preliminary Ecological

Assessment, a copy of which is provided at Appendix C.

“The Subject site has lmited biodiversity value due to historical land
clearing, fragmentation and ongoing grazing and occupation and is
considered suitable for rezoning for industrial subdivision. It is considered
that future industrial development of the site is unlikely to significantly affect
any threatened species or communities. No areas of SEPP 14 Coastal
wetland or SEPP 26 Littoral rainforest are likely to be affected and the
Subject site does not provide potential Koala habitat as defined by SEPP
44~

8. Are there any other likely environmental effects as a result of the
Planning Proposal and how are they proposed to be managed?
Comment: The following environmental hazards and/or planning constraints have

been identified on the land:

A. Flooding

Comment: Refer to the assessment against S9.1 Direction 4.2.

B. Interface with Dwelling to East of Property

Comment: The Preliminary Land Use Conflict Risk Assessment (LUCRA] provided
at Appendix G has identified a potential future land use conflict with a dwelling
located immediately to the east of the site. The LUCRA recommends that an
acoustic assessment be completed as part of any future development to confirm

design measures required to mitigate any future noise impacts on that dwelling.

We note that the land containing the dwelling in question is also identified within the
Casino Urban Area Growth Management Strategy 2005 for potential rezoning and
development for industrial purposes. As such, it is plausible that this land use
conflict will not exist into the longer term. This property has not been included

within the Planning Proposal as it is under separate land ownership.

We not that the nature of the Planning Proposal Is such that it does not prelude

the future rezoning and development of the adjoining land for industrial purposes.

Page 21

Document Set ID: 1575326
Version: 1, Version Date: 27/04/2020



9. Has the Planning Proposal adequately addressed any social and
economic effects?

Comment: The Planning Proposal seeks to enable the future development of the

locality for industrial purposes. This objective implements the local and regional

strategic plans which have identified the subject land for future industrial and/or

employment lands. The provision of such land is expected to provide an increase in

employment opportunities for the local community.

The Cultural Heritage Assessment provided at Appendix E has not identified any

matters of concern with respect to Aboriginal or European cultural heritage.

10. Is there adequate public infrastructure for the planning proposal?

Comment: The subject land is located immediately adjacent to an existing industrial
estate which is fully serviced with reticulated urban infrastructure. Any future
development application for the subdivision of the site will need to extend the
services throughout the proposed industrial area, at the full cost of the developer.
Based on a preliminary review of infrastructure availability, it is expected that

services will be provided as follows:

e Roads - The principal road connection to the estate may be provided via a
new intersection with Johnston Street. As per the Traffic Impact
Assessment (including SIDRA Analysis] provided at Appendix F, the
intersection may be achieved via Channelised Right-turn [CHR)] and Auxiliary
Leftturn treatment (AUL) treatments. A secondary connection will be
provided to Irving Drive within the existing Cassino Drive Industrial Area.

This will enable connectivity between the two adjoining industrial areas.

e \Water - It is anticipated that the existing adjacent water reticulation
network will be extended to service the development. It is expected that the
primary connection point will be via the extension of the existing 8150mm
main within Irving Drive. If required, the existing 4150mm main within
Cassino Drive can be extended east along the Bruxner Highway to provide
an additional connection for the southern side of the site and

interconnection between the surrounding water reticulation network.

e Stormwater - The site will be shaped to provide for the diversion of
stormwater in two directions:
o Northward to a future onsite detention area; and
o Southward to the existing stormwater discharge to the river

(located at the Southern end of Kent Street.
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The Engineering Services Report confirms that options are available for the
attenuation and treatment of stormwater on site in accordance with
Council requirements. The details of the final approach will be designed at

Development Application stage.

It is anticipated that stormwater discharged to the south will be piped
under the Bruxner Highway and either discharged into an open swale or
pipe network within the private land to the south of the Highway. This
network would then discharge to the Richmaond River to the south. This land
is associated with the proposed development and it is anticipated that
suitable easements will be easily obtained.

Stormwater discharged to the north will be attenuated prior to discharge
across the northern boundary to ensure there is no increase in peak
stormwater flows as required by the DCP. As identified in the Engineering
Assessment, opportunity exists to integrate the stormwater management
of the north of the site and convey flows to Barlings Creek and its
associated lagoons. To this end preliminary discussions have been had with
Richmond Valley Council (as the owner of the land immediately to the north)

as to possible drainage coordination through their land.

Sewer - The development will be provided with a connection to the greater
Casino gravity sewer network. Due to the flat nature of the site it is
proposed to install a private pressure sewer network within the
development site which will discharge into the existing gravity manhole in
front of 10 Irving Drive. Alternatively, a conventional gravity sewerage
network and pump station similar to the Cassino Drive Industrial Estate

could be provided for the site.

Electricity and Telecommunications - Connections will be made as
required to the existing networks in Irving Drive and Cassino Drive. Detailed
electrical design will be required at Construction Certificate stage to
ascertain requirement or otherwise for upgrades to the electricity
networks. Preliminary consultation will occur during the exhibition of

Planning Proposal relating to these matters.

No significant impacts are expected with respect to State and Commonwealth

infrastructure services. If required, and as part of future development application

processes, contributions will be paid to Council with respect to Council

infrastructure in accordance with the adopted S94 and S64 Contributions Plans.
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11. What are the views of State and Commonwealth public authorities
consulted in accordance with the Gateway determination.

Comment: The views of government agencies have not been sought during the

preparation of the Gateway Planning Proposal request. It is expected that

consultation will occur with the NSW Roads and Maritime Services and the Office

of Environment and Heritage as part of the Gateway Determination process.

Part 4 Mapping

NDC Plan 4i illustrates the proposed changes to the Land Zoning Map and Lot Size
Map pursuant to the RVLEP2012.

Part 5 Community Consultation

It is expected that the Planning Proposal will be exhibited for a period of 28 days in

accordance with standard procedures.

Part 6 Project Timeline
Plan Making Step Estimated Completion
(Before)
Council Resolution March 2019
Gateway Determination May 2019
Government Agency Consultation March 2020
Public Exhibition Period May 2020
Submissions Assessment June 2020
Council adopt Planning Proposal August 2020
Anticipated date RPA will make plan (if | October 2020
delegated])
REFERENCES
e A Guide to Preparing Planning Proposals NSW Planning and Infrastructure
April 2013.
o North Coast Regional Plan 2036.
« (Casino Urban Land Release Strategy 2005.
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Assessment of State Environmental Planning Policies

State Environmental Planning Policy Applies? Comments
SEPP 1 Development Standards. N/A
SEPP 19 Bushland in Urban Areas. N/A
SEPP 21 Caravan Parks. N/A
SEPP 30 Intensive Agriculture N/A

SEPP 33 Hazardous & Offensive | N/A
Development.

SEPP 36 Manufactured Home Estates. | N/A -
Richmond Valley Council koala habitat mapping

SEPP 44 Koala Habitat Protection. Applies does not identify koala habitat existing on the
subject lands.

SEPP 47 Moore Park Showground. N/A -

SEPP 50 Canal Estate Development. N/A -

SEPP 52 Farm Dams & Other Works in | N/A -
Land & Water Management Plan

Areas.

SEPP 55 Remediation of Land. Applies A detailed contaminated land assessment has not
occurred to date. It is anticipated that suitable
assessments will be completed post Gateway
Determination for the project.

SEPP 62 Sustainable Aguaculture. N/A

SEPP B4 Advertising & Signage. N/A

SEPP 65 Design Quality of Residential | N/A
Flat Buildings.

SEPP 70 Affordable Housing (Revised | N/A
Schemes).

SEPP  [Affordable Rental Housing] | N/A

2009

SEPP  (Building Sustainability Index: | N/A
BASIX) 2004

SEPP (Coastal Management) 2018 N/A

SEPP (Educational Establishments and | N/A
Child Care Facilities) 2017

SEPP  [Exempt and  Complying | N/A
Development Codes) 2008

SEPP (Housing for Seniors or People | N/A
with a Disability) 2004
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In addressing Clause 104 - Traffic Generating
Development, the current project relates to a
Planning Proposal and therefore only a conceptual
development layout has been presented in NDC
Plan 5i which identifies a conceptual development
envelope and internal road alignment.

SEPP (Infrastructure) 2007 N/A

Future development within this area will be subject
to a future development application process which
will determine the proposed number of subdivision
lots and also the size/capacity of site specific land
uses. That said, detailed traffic modelling has
occurred with respect to providing a future linkage
to the Bruxner Highway (Refer Attachment F). It is
expected that this aspect of the proposal will be
referred to the NSW RMS for comment as part of
the assessment of the rezoning.

SEPP (Integration and Repeals) 2016 N/A

SEPP (Kosciuszko National Park — | N/A -
Alpine Resorts) 2007

SEPP (Kurnell Peninsula) 1989 N/A -

SEPP [Mining, Petroleum Production | N/A -
and Extractive Industries) 2007

SEPP (Miscellaneous Consent N/A

Provisions) 2007

SEPP [Penrith Lakes Scheme] 1989 N/A

SEPP (Primary Production and Rural | N/A This SEPP primarily relates to development
Development) 2019 applications and is not directly relevant to the

current Planning Proposal.

SEPP (State and Regional | N/A
Development) 2011

SEPP  (State Significant Precincts)
2005

SEPP  (Sydney  Drinking  Water | N/A -
Catchment) 2011

SEPP  (Sydney Regional Growth | N/A -
Centres) 2006

SEPP (Three Ports) 2013 N/A -

SEPP (Urban Renewal] 2010 N/A -

SEPP [Vegetation in Non-Rural Areas) | N/A
2017

SEPP (Western Sydney Employment | N/A -
Area) 2009

SEPP (Western Sydney Parklands]) | N/A -
20089
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Assessment of S9.1 Ministerial Directions

Section 9.1 Direction @ Applies? Comments

1. Employment and Resources

1.1 Business and Applies Refer Section 6.A of Planning Proposal
Industrial Zones

1.2 Rural Zones Applies Refer Section 6.B of Planning Proposal
1.3 Mining, Petroleum N/A -

Production and Extractive

Industries

1.4 Oyster Aquaculture N/A

1.5 Rural Lands Comment| The current Planning Proposal proposes to rezone land from a
rural zone to an industrial zone. As such, following completion of
the rezoning, the planning provisions nominated within the 9.1
Direction will no-longer apply.

The land is already identified as an investigation area for possible
employment lands in both the Casino Urban Growth
Management Strategy 2005 and Map 17 of the Regional Plan, it
is considered reasonable to assume that the strategic planning
processes used to develop these strategies have determined
that the locational characteristics of the site are such that urban
land uses are a preferred outcome for the land.

The potential for land use conflicts have been considered in detail
within Appendix G. This assessment confirms that the proposed
industrial estate is able to satisfactorily coexist with nearby
agricultural uses.

2. Environment and Heritage

2.1 Environment N/A
Protection Zones

2.2 Coastal Management | N/A

2.3 Heritage Conservation | N/A Refer Section 9 of Planning Proposal. The cultural heritage
assessment completed for the project (refer Attachment E)
has not identified items of interest from either an Aboriginal or
European Cultural Heritage perspective.

2.4 Recreation Vehicle N/A
Areas

2.5 Application of E2 and N/A
E3 Zones and
Environmental Overlays in
Far North Coast LEP’s

Gateway Planning Proposal Bruxner Highway, Casino Newton Denny Chapelle
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3. Housing, Infrastructure and Urban Development

3.1 Residential Zones N/A

3.2 Caravan Parks and N/A
Manufactured Home
Estates

3.3 Home Occupations N/A

3.4 Integrated Land Use Applies Refer Section 6C of the Planning Proposal request.
and Transport

3.5 Development Near N/A
Licensed Aerodromes

3.6 Shooting Ranges N/A

4. Hazard and Risk

4.1 Acid Sulfate Soils N/A

4.2 Mine Subsidence and | N/A
Unstable Land

4.3 Flood Prone Land Applies Refer Section BD of Planning Proposal request.

The subject land is not mapped as being bushfire prone on

4.4 Planning for Bushfire N/A Council’'s adopted bushfire hazard map.

Protection

5. Regional Planning

5.1 Implementation of Revoked
Regional Strategies

5.2 Sydney Drinking Water| N/A
Catchments

5.3 Farmland of State and | Applies Refer Section BE of Planning Proposal request.

Regional Significance on
the NSW Far North Coast

5.4 Commercial and Retail | Revoked
Development along the
Pacific Highway, North
Coast

5.5 Development in the Revoked
Vicinity of Ellalong, Paxton
and Milifield (Cessnock

LGA].
5.6 Sydney to Canberra Revoked
Corridor
5.7 Central Coast Revoked
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5.8 Second Sydney Airport:] N/A

Badgerys Creek

5.9 North West Rail Link N/A

Corridor Strategy

5.10 Implementation of Applies The consistency of the proposal with the North Coast Regional
Regional Plans Plan 2036 is provided above within Section 2 Part 3 of the

Planning Proposal.

6. Local Plan Making

6.1 Approval and Applies No referral or concurrence requirements are proposed within
Referral Requirements the Planning Proposal.

6.2 Reserving Land for N/A -
Public Purposes

6.3 Site Specific Provisions| N/A -

7. Metropolitan Planning

7.1 Implementation of A N/A -
Plan for Growing Sydney

7.2 Implementation of N/A -
Greater Macarthur Land
Release Investigation

7.3 Parramatta Road N/A -
Corridor Urban
Transformation Strategy

7.4 Implementation of N/A -
North West Priority
Growth Area Land Use and
Infrastructure
Implementation Plan

7.5 Implementation of N/A -
Greater Parramatta
Priority Growth Area
Interim Land Use and
Infrastructure
Implementation Plan

7.6 Implementation of N/A -
Wilton Priority Growth
Area Interim Land Use and
Infrastructure
Implementation Plan

7.7 Implementation of N/A -
Glenfield to Macarthur
Urban Renewal Corridor
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