
Planning Proposal - Boundary Road Medowie

Part 1 - Objectives or lntended Outcomes

L To enoble the development of ports of the sile for lorge lot residentiol development with
o minimum lot size of 1,000 squore metres, ond 4.000 squore metres, qs indicqted on lhe
proposed zoning mop.

2. To ploce port of the site with high conseryotion significonce into on environment
protection zone os indicoted on ihe proposed zoning mop. This includes oreos of
Endongered Ecologicql Community - Swomp Sclerophyll Forest ond Coostol Plqins
Smooth-borked Apple Woodlo nd.

3. To ploce o cenirolly locoted port of the site wilh conservotion significonce into qn
environment protection zone os indicqfed on the proposed zoning mop. This oreo
includes Forest Red Gum/Red Mohogony Open Foresf thof hos volue os hobitot for the
Koolo ond willbe o community pork.

Part 2 - Explanation of Provisions

Port Stephens Locol Environmentol Plon 2000

The Plonning Proposol seeks omendment of the Port Stephens Locol Environmenlql Plon 2000 in
occordonce with the proposed zoning mop.

Lond identified for lorge lol residentiol development is locoted in the south west port of the Site
ond is opproximotely 54 hectores in oreo. The I (c5) Rurol Smoll Holdings zone in the Port
Stephens Locol Environmentql Plon 2000 will opply to this qreo. Minimum ollolment sizes in this
zone ore 2,000 squore metres. To permil o minimum qllotment size of 1,000 squore metres,
provisions reloting to specific lond will be introduced to the Port Stephens Locol Environmentol
Plon 2000 os follows:

"Ihis clouse opp/ies to Port of Lot 93 DP 753194, Port of Lot 94 DP 753194, Port of Lot 95 DP 753194
qnd Port of Lot 96 DP 753194 ond zoned I (cSJ RurolSmo//Holdings.

For the purposes of C/ouse l3(l) of this Plon, fhe consenl outhority moy gront consenl fo lhe
subdivision of fhe lond to o minimum ollotment size of 1,000 squore mefres."

Lond odjoining Boundory Rood is identified for rezoning lo I (c4) Rurol Smoll Holdings to permit o
minimum ollotment size of 4,000 squore melres. The 1(c4) Rurol Smoll Holdings zone in the Port
Siephens Locol Environmenfql Plon 2000 will opply to lhis port of the Site.

There is opproximotely 2 heciores of Forest Red Gum/Red Mohogony Open Foresf in the centre
of the Site. The 7(o) Environment Protection zone in the Porf Stephens Locol Environmentol Plqn
2000 will opply to this port of the Site.

The north-west port of the Site is identified for environmentol monogemenl. lt is opproximotely
73 hectores in oreo qnd includes oreqs of Endongered Ecologicol Community - Swomp
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Sclerophyll Forest ond Coosfol Ploins Smooth-borked Apple Woodlond. The /(o) Environmenl
Profection in the Porl Stephens Locol Environmentol Pon 2000 will opply to this port of the Site.

Droft Port Stephens Locol Environmentol Plqn 2012

Port Stephens Council is seporotely considering implementotion of o Stondord lnstrument Locol
Environmentol Plon (referred to os The Droft Porl Stephens Locol Environmentol Plon 20121. lt will
convert existing zones under the Port Sfephens Locol Environmentol Plon 2000 to equivolenl
zones under the Stondord lnstrument Locol Environmentol Plon.

The equivolenl zones for the Boundory Rood Plonning Proposol will be

. l(c4) RurolSmoll Holdings to R5 Lorge Loi Residentiol.

. 1(c5) RurolSmoll Holdings io R5 Lorge Lot Residentiol.

. ó(o) Generol Recreotion to REl Public Recreotion.

. 7(ol Environment Protection to El Noiionol Porks ond Noture Reserves

Lot sizes will be shown on on occomponying Lot Size Mop.

Part 3 - Justification

Section A - Need for the planning proposal.

ls lhe plonning proposol o resull of ony slrolegic sludy or reporl?

Lower Hunter Reoionol Stroteqv

Medowie is o town fhot is identified os o proposed urbon oreo in the Lower Hunter Regionol
Strotegy with boundories to be defined through locol plonning. Council subsequently prepored
ond odopied the Medowie Strotegy in 2009 to guide development.

ln June 20.li Council resolved to include the Boundqry Rood Sife within the Medowie Slrotegy
ond seek the inclusion of the Site in the NSW Deportment of Plqnning ond lnfrostructure's review
of the Lower Hunter RegionolStrotegy.

Port Slephens Plqnninq Stroteov 2011-203ó

Council odopted the Port Stephens Plonning Strotegy 2011-2036 in December 201.l . ll is one of q
suite of high levelstrotegic documents produced by Council to guide the operotions of Council
qnd the future growth qnd sustoinobility of ihe LGA, The Port STephens Plonning Strotegy
identifies the Boundory Rood site os "potentiolfuture lorge lot residentiol".

Medowie Stroteqy

Council odopted the Medowie Strotegy in Morch 2009. Council resolved in June 20'll to include
the Boundory Rood site for development ond conservotion purposes Ìn the Medowie Strotegy.
The Plonning Proposol is consÌstent with lhe locol plonning strotegy odopted for the oreo.

Lond releose oreos in the Medowie Strotegy, like mony qreos of Porf Sfephens LGA, ore difficult
to deliver due to o history of poor subdivision potterns ond smoll ollotment sizes thol hove
hindered the obility to coordinote ond deliver developoble lond. The subjeci site of Boundory
Rood is free from these conslroinfs. lt is potentiolly one of the lorgest development sites in
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Medowie, is under single ownership ond is copoble of delivering up to 300 ollolments if rezoned
qs proposed. The obility to deliver this lond to the morket, free from ownership ond coordinotion
constroints. ís o significont odvqntqge compored to other lond idenlified for developmenf in the
Medowie Strotegy.

ls lhe plonning proposol lhe besl meons of qchieving lhe objeclives or inlended outcomes, or is
lhere o betler woy?

l. To enoble fhe deve/opmenf of porfs of the sife for lorge lot residenfiol deve/opment with
o minimum lot size of 1,000 sguore mefret ond 4,000 sguore melres, os indicofed on fhe
proposed zoning mop.

Lorge lof residentiol development, comprising ollotments of ,l,000 to ,|,500 
squore metres, is

identified for the mojorify of the south west port of the Site ond is consistent with the Medowie
Strotegy. The moin mop of the Medowie Strotegy shows thot ollotmenls of '1,000 to 1,500 squore
metres ore locoted on the periphery of growth oreos ond the proposol for Boundory Rood
conlinues lhis theme. Lorger ollotments of 4,000 squore metres ore proposed olong Boundory
Rood to creote q consistent lot size with existing rurol residentiol development to the south of
Boundory Rood. The moster plonning being undertoken for the developmeni will deliver o high
quolity lorge lot residentiol development. Rezoning this port of lhe Site with the some objectives
ond lond uses os the I (c4) Rurql Smqll Holdings zone is lhe best meons of ochieving Objective 1

of this Plonning Proposol.

2. To ploce por-t of fhe sile with high conservofion significonce info on environment
protection zone os indicoled on lhe proposed zoning mop. Ihis inc/udes oreos of
Endongered Ecologicol Communily - Swomp Sc/erophyll Foresf ond Coosfol Ploins
Smoofh-borked App/e W oodlo nd.

The Site is under privote ownership qnd is currentlyzoned 1(cl) RurolSmqll Holdings, which hos o
minimum ollotmenl size of 20 hectqres, There is no environment protection zone on the SÌte
despile its locotion within the Wotogon Stockton Green Conidor qnd the environmentolvolue of
the norfh eostern oreo. The Plonning Proposolwill rezone this oreo to Z(o) Environment Prolection
- the highest zone for conservotion purposes under the Port Slephens Locql Environmentql Plqn
2000. This port of ihe site is opproximotely 73 heclores in oreo, includes o corridor of Endongered
Ecologicol Community - Swomp Sclerophyll Forest, on oreo of Coostol Ploins Smooth-borked
Apple Woodlond, qnd is identified os 'high conservolion significonce' in the Medowie Strotegy.
Rezoning this port of the Site Z(o) Environment Profectîon is lhe best meons of ochieving
Objective 2 of this Plonning Proposol.

The lond surrounding the proposed Z(o) Environment Profection zone is Stole-owned ond under
the odministrotion of the Hunter Region Porks ond Wildlife Group. lf forms porl of the Medowie
Slote Conservotion Areo. The Proponent of the Boundory Roqd site hos odvised thot, upon
rezoning of the site to port lorge lot residentiql ond port environment conservqtion, they ore
prepored to dedicote lond zoned to Z(o) Environment Protection to the Stote for conservqtion
ond hove prepored o droft Volunlory Plonning Agreement for this purpose.

3. Io p/oce o centrolly /ocofed port of fhe sife wifh conservotion significonce into o generol
recreotion zone os indicoted on lhe proposed zoning mop. Ihis oreo includes Foresf Red
Gum/Red Mohogony Open Foresf fhof hos vo/ue os hobítot for the Koolo ond will be o
community pork.

Poge 3



a

A centrol port of the Site hqs conservotion significonce. lt includes Forest Red Gum/Red
Mohogony Open Forest thot hos volue os hobiiot for the Koolo. lt con serye os on qreq for
conservotion ond recreotion. Rezoning this port of the Site os Z(o) Environment Protection is the
besl meons of ochieving Objeclive 3 of this Plonning Proposol.

ls lhere q nel community benefil?

The Plonning Proposol will hqve the following communify benefits:

The proposed trqnsfer of 73 hectores of the Sile into public ownership ollowing the
permonent protection of the Endongered Ecologicol Community - Sclerophyll Forest ond
olso Coostol Ploins Smooth-borked Apple Woodlond thot is directly odjocent io other Stote-
owned lond;

Provision of opproximotely 300 ollolments in o mosler-plonned, lorge lot development which
will increose housing supply in the oreo;

. Potentiol for the Proponenl to furlher investigote ond contribute towords meosures to
olleviote existing flooding ond droinoge problems in the locolity, subject lo further
investigotion ond qssessmenf.

The Plonning Proposol seeks to offset loss of vegetofion to lhe sotisfoction of the NSW Office of
Environment qnd Heritoge (OEH). Addilionol consultotion with OEH will occur following o
Gotewoy Delerminotion.

The community benefit of the Plonning Proposol is discussed further in Section C- Environmentol,
socio/ ond economic impoct.

Section B - Relationship to strategic planning framework.

ls lhe plonning proposol consislenl wilh lhe objeclives ond oclions conlqined wilhin lhe
opplicoble regionol or sub-regionol slrolegy?

Lower HunIer Reqionol Sfroleov

The Plonning Proposolfor Boundory Rood Site is locoted outside of the mopped proposed urbon
oreq for Medowie ond is locoted within the Wotogon Stockton Green Corridor.

The Lower Hunter Regionol Strotegy (Poge 31)stotes thoi'The combinotion of environmentql
volues, hozords qnd the distonce to serviced centres meons thot the oreo is unsuiloble for new
lorge scole urbon developmenl, other thqn building on the existing community of Medowie...".
This provides scope for considerolion of the Plonning Proposol of this time.

Council hos writlen to ihe NSW Ministerfor Plqnning (1çtt'' September2011) sfoting the posilion
thol there is sufficient strotegic plonning meril to include port of the site os q "proposed urbqn
oreo" within the Lower Hunter RegionolStrotegy. These merits include:

Development on the relotively unconstroined southwest porf of ihe sile for lorge lot
residentiol development is o logicol extension of the existing urbqn footprint ond will
increose opportunities for fufure development to meel demond;
Providing the opportunity to o moster plonned ond coordinofed development with o
ronge of lot sizes;
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Significont public benefit by identifying Z3 hectqres odjoining the Medowie Stote
Conservotion Areo for Environmentol Monogement with potentiol to tronsfer thot lond
info public ownership for conservotion purposes; ond
ldentificotion os "potentiol future lorge lot residentiol" in the Port Stephens Plonning
Strotegy (since odopted by Council).

An oction of the Lower Hunter RegionolStrotegy is thql locql environmenlql plons ore to provide
for the ongoing role of ihe biodiversity conidor ond inler-urbqn breok (Lower Hunter Regionol
Strofegy. poge 34). The Plqnning Proposol ochieves this by rezoning 23 hectores of the site to
Z(o) Environment Protection qnd seeking 1o dedicqte ii to the Siqte for conservotion purposes.
This is o significont contribulion given the Site's environmentol vqlue including presence of qn
Endongered Ecologicol Community - Swomp Sclerophyll Forest ond its locotion odjocent to lhe
Medowie Stote Conservotion Areo.

ls lhe plonning proposol consislenl wilh lhe locql Council's Communily Slrolegic Plon, or other
locol slrolegic plon?

lntegroted Strotegic Plons

Council hos odopted o suite of plons collectively referred to os 'lntegroted Strotegic Plons'
comprising: Pori Stephens 2O2l Community Strotegic Plon; Delivery Progrom 20'll-20,l5; ond
Operotion Plon 2011-2012. Togelher these plons comprise Council's Community Strotegic Plon.
Relevont Directions ore:

Sfrofegic Direction - Environmentol Monogement - Mointoin hþh /eve/s of biodiversity ond
engoge the communily in protecting ond enriching fhe environmenl:

3.I Mointoin qnd improve exisfing biodiversify /eve/s through development ond
implementotion of conservofio n programs

o 3.1.1 Continue fhe implementotion of lhe Comprehensive Koo/o Plon of
Monogement;

o 3.1.3 Refine lhe occurocy of the informotion reloting to the sfolus ond volue of
biodiversity ocross the LGA ond of environmenfo/processes; ond

o 3.1.5 Underfoke or promote good lond rnonogernent proctices on privole ond
government lond to protect floro ond founo, ond woter quolity.

The Plqnning Proposol is consislent wilh fhis Direction. lf proposes lhe developmenl of lhe lond
for lorge lot residentiql use, with odditionol controls to moinloin floro ond founo on eoch lot ond
within o fulure subdivision generolly. lt olso proposes to dedicote 23 hectores of lond for
conservolion. lt oddresses the provisions of the Port Slephens Comprehensive Koolo Plon of
Monogement ond proposes lo ploce 2 hecfores of Forest Red Gum/Red Mohogony Open
Forest (Koolo Hobitot) within the Z(o) Environment Protection zone.

Sfrofegic Direction - Susfoinob/e Development - Provide clority obout the long term
developme nt pottern ond copocily of Port Sfephens f or lhe developme nt industry, invesfors ond
the community; ond protect ond mointoin lhe unique noturoloesfhelics ond heritoge ossefs of
the LGA through complionce enforcement:

3.8 Deve/op sfrofeglc /ond use p/ons, including o community settlement strotegy
Operotion Plon 20 1 l -20 1 2

o 3.8.I ldentify suitoble lond f or rezoning.

a

a

Poge 5



The Plonning Proposol is consislenï with this Direction. The lond is identified for rezoning in the Port
Siephens Plonning Stroiegy 2011-2036 ond the Medowie Strotegy.

ls lhe plonning proposol consislenl with opplicqble slole environmenlol plonning policies?

SEPP 44 Koolo Hobitol Proteclion

SEPP 44 opplies to the Plonning Proposol vio lhe Port Sfephens Comprehensive Koolo Plon of
Monogement. Umwelt EnvironmentolConsultonts, on beholf of the Proponent, hos identified the
SEPP 44 trees within the proposed impoct oreo (refer lo Umwelt odvice of l4tn Februory 2012).
The mopped SEPP 44 |rees will be reioined within the Z(o) Environment Protection zone, qnd
connectivity sought between the SEPP 44 lrees ond the lond identified for conservqfion to the
northwesl.

Consultqtion occurred with Ihe Port Stephens Comprehensive Koolo Plqn of Monogement
Steering Committee for on eorlier version of the Plonning Proposol. Relevonl points from the
minutes of the Committee's meeting on 20tn September 20,l0 ore:

. Acknowledgemeni thot the site hos some development potenfiol;

. Bushfire Asset Protection Zones need to be contoined wifhin the development ond not
within biodiversity offset londs;

. Existing Koqlo hqbitot is lo be token inlo considerqtion during urbon plonning sloges i.e.
88b instruments, no dogs, oppropriote fences ond lorge lots to ollow for retention of
existing trees; ond

. lt wos posiiive thot the Koqlo hobitoi in lhe northeqst section wos being preserved ond
olthough it would be best to olso refoin the preferred Koolo hobitot in the southwest, it
wos qcknowledged thot this seclion of the hobitof wos disturbed.

The Plonning Proposol concept hos been updoted since its initiol considerotion by lhe Port
Slephens Comprehensive Koolo Plon of Monogement Steering Committee, following
consultotion with the Office of Environmenl ond Heritoge. Following o Gotewoy Delerminotion
the Plonning Proposolwill be referred to the Committee ogoin for further commenl.

SEPP 55 Remediotion of Lond

SEPP 55 opplies to the Plonning Proposol ond oims lo promote the remediotion of contominoted
lond, for the purpose of reducing the risk of horm to humon heolth or ony ofher ospect of the
environment.

A 'phose I'contominotion report hos been corried outforihe Site (HLA Envirosciences Pty Ltd,
2006).The following evidence of pobsible site contominotion wos noted:

a

a

Lot 93 - A smoll mound of bitumen roqd moteriolwos observed in the south west corner;ond

Lol 94 - lmported fill moteriol hos been used to build up o truck mointenonce qreo; The
quolity of the fill moteriol is unknown; Some truck ports ond some woste drums were
observed in the lruck mointenonce oreo; ond o surfqce oil stoin opproximotely 5 squore
metres in oreo wqs observed in ihe truck mointenonce oreo.

The report odvises thqt the potentiol for conlominotion in lhe remoining oreos of the site is

considered to be low, lt suggests thqt further investigotions consisting of preliminory sompling
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ond onolysis should be conducted. These issues will be oddressed further following o Gotewoy
Determinotion.

ls lhe plonning proposol consislenl wilh opplicqble Minisleriol Direclions?

Direction L2 Rurol Zones

The objective of This Direction is to protect the ogriculturol production volue of rurol lond

The Site is not identified os Closs l-3 prime ogriculturol lond ond is used for low-intensity grozing
purposes.

It is considered thot ony inconsistency is justified becouse of the low volue clossificotion of the
lqnd for ogriculture. The Plqnning Proposol is of minor significonce in terms of the loss of lond
zoned for ogriculture/rurol smoll holdings.

Direction '1.5 Rurol Londs

The objectives of this Direction ore to prolect lhe ogriculturol production volue of rurol lond ond
to focilitote the orderly ond economic developmenl of rurol londs for rurol ond reloted purposes.
The Direction requires consistency with the principles of Stote Environmentol Plonning Policy
(Rurol Londs) 2008 os follows:

The promotion ond protection of opportunities for current ond potentiol productive ond
susfoinob/e economic ocfivifies in rurol oreos.

Like oll vocont lond, of some time lhe lond moy present on opportunity for ogriculturol
production. However, it is not clqssed os prime ogriculfurol lond. ll does provide on opportunity
lo occommodote development in q town thqt is identified for growth in the LHRS.

Recognifion of the importonce of rurollonds ond ogriculture ond fhe chonging noture of
ogriculture ond of frends, demonds ond issues in ogriculture in fhe oreo, region or Sfofe.

Agriculturol octivities on the Site ore limiled ond comprise only low infensify, smoll scqle cqltle
grozing. lt is very unlikely thqt the rurol lond uses on ihe site contribute ony benefit to ogriculture
of o regionol or Sloie level. Brooder trends in ogriculture ore difficult to identify ond opply to ihe
sile. ln ony cqse, Medowie is identified os o proposed urbon oreo ond not qs rurql qnd resource
lond in the LHRS.

Recognifion of the significonce of rurol /ond uses to the Sfofe ond rurol communifles,
including fhe socio/ ond economic benefifs of rurollond use ond deve/opment.

Agriculturol octivilies on the site ore limited ond comprise only low intensity, smoll scole cotlle
grozing on lond thot is not clossified os Closs 1-3 prime ogriculturol lond. For these reosons it is

very unlikely thot the rurol lond uses on the site conlribute ony benefil to ogriculture of o regionol
or Stote level.

ln plonning for rurollonds, fo bolonce lhe sociol economic ond environmentolinferesfs of
the community.

a

a

The Plonning Proposol is q bqlqnced opprooch to the site-specific development of the Síte by
encouroging development ond populotion growth ond dedicoting lhe north eost port of the
site for conservofion.
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The identificotion ond profection of nqturol resourcet hoving regord to mointoining
biodiversify, the proleclion of notive vegetotion, the importonce of woter resources ond
ovoiding consfroined /ond.

The Medowie Strotegy does not. in generol, ideniify those porls of the Sife proposed for
development os hoving high conservqtion significonce. The south west corner of the Site
comprises on oreq identified os hoving medium or no conservoTion significonce in the Medowie
Strotegy. AlTernotively, the Plonning Proposol seeks to tronsfer high conservotion volue lond in

the norih eost port of the Sile To the Stole for conservotion purposes.

. Ihe provision of opportunifies for rurollifestyle, seff/ement ond housing lhot contribute fo lhe
socio/ ond economic welfore of rurol communities.

Medowie is identified os o "lown" in the LHRS ond o "shopping ond business centre for the district
including heolth ond professionol services mixed with medium ond higher density residentiol"
(LHRS moin mop).The development of the site qs proposed will provide the opportunity for rurol
lifestyle, seTtlement qnd housing ond qdd to the populotion. The Plonning Proposol is consistent
with Ihis principle.

Ihe consrderotion of impocts on services ond infrostructure ond oppropriote locotion when
providing f or rurolhousing.

The provision of înfrostructure is oddressed in Section D Sfofe ond Commonweolth inleresls of Ihis
Plonning Proposol.

. Ensuring consisfency with ony opplicoble regionol strotegy of fhe Deportment of Plonning or
ony opplicoble loco/ strotegy endorsed by the Director-Generol.

The Site is not idenlified qs rurol qnd resource lond in the LHRS, or identified os hoving rurol ond
resource volue in the Port Stephens Plonning Strotegy or Medowie Slrotegy. The Plonning
Proposol is consistent with this principle concerning rurol lond.

A summory response to this Direciion is thot ony loss of ogriculturol lond on this Site is not
significont. The lond is not clossed os primory ogricullurol lond, is not identified os rurol or
resource lond in the LHRS ond is only used for low intensity. smoll-scole cottle grozing.

Direction 2.1 Environmenl Protection Zones

The objective of this Dhection is to protect ond conserve environmentolly sensitive oreos. The
direction is thot o plonning proposol must include provisions thot focilitote the proleclion ond
conservotion of environmentolly sensitive oreos.

The site is locoted wilhin the Wotogon Stockton Green Corridor in the Lower Hunter Regionol
Strotegy. The Lower Hunter Regionol Strotegy describes green corridors os 'Areos of high
conservofion volues joining key corridors lhrough the region thot will be monoged for
conservofion purposes" (Lower Hunter Regionol Strotegy, moin mop). A sÌrict interpretotion of the
Green Corridor suggests thot the Plonning Proposol moy be inconsislent wilh Ihis Direction
becquse it proposes port of the Site for lorge lot residentiol development. However. ony
inconsistency with this Direction is justified becouse it ploces opproximotely 73 hectores of lond
into the Z(o) Environment Protection zone ond proposes its dedicqtion to Stole ownership for
conservolion purposes. lt will olso ploce 2 hectores of Forest Red Gum/Red Mohogony Open
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Forest into the 7(o) Environment Prolection zone, ond include ecologicol plonning principles in o
ronge of development confrols to minimise environmentol impoct.

Direction 3..l Residentiol Zones

The objectives of fhis Direction ore:

¡ To encouroge o voriety ond choice of housing types to provide for existing ond future
housing needs;

¡ To mqke on efficienf use of existing infrostructure ond services ond ensure thot new housing
hos oppropriofe occess to infrostructure ond services; ond

¡ To minimise the impocl of residenliol development on the environment ond resource londs.

The Plqnning Proposol is consistent with this Direclion. ll provides for opproximotely 300 residentiol
ollotments with o predominont size of ,ì,000 to 1,500 squore metres. lf provides o tronsilion from
ocreoge ollotments on the fringe of Medowie to lorge lot residentiol development, ond mokes
on efficient use of lond qs q limited resource.

Rezoning the lond for stondord smoller residentioldevelopment would be incompotible with the
existing pottern of lorger lot development ond creote o dense settlement on fhe urbon fringe. lt
qlso reduces the obility to mointoin vegetotion on the Site,

This Direction qlso provides thof o plonning proposol must contoin o requirement thot residentiol
developmeni is not permitted, until lond is odequotely serviced or orrongements thot ore
soiisfoctory to the relevont outhority hqve been mode. A Due Diligence Report (Hyder, Jonuory
20'10) hos been submitted by the Proponent thqt oddresses the ovoilobility of sewer qnd woter,
electricity, telecommunicotions ond gos. Further investigotion ond confirmotion of the obility to
service the lond will occur os port of fhe consuliqtion process following o Gotewoy
Determinqtion.

Direction 3.4 lntegrqtinq Lond Use ond Tronsport

The objeciive of this Direction is to ensure thot development

. lmproves qccess to housing, jobs ond services by wolking, cycling ond public Tronsport;

. lncreoses The choice of ovoiloble tronsport ond reducing dependence on cors;

. Reduces trovel demond including the number of trips generoted by development ond
the distonces trqvelled, especiolly by cor;

. Supports the efficient ond vioble operotion of public tronsport services; qnd

. Provides for the efficient movement of freight,

This Direcfion opplies becouse the Plonning Proposol will rezone rurol lond for residentiol
purposes.

A relevont motter to consider is thqt lhe Plonning Proposol seeks to focililote lorge lot residentiql
development of opproximotely 300 ollotments on the northern fringe of Medowie. lt does not
comprise o mix of lond uses by including commerciol development. lt is seeking on exponsion
on the existing theme of rurol residentiol development in Medowie, ond will support the growth
of The existing town centre of Medowie ond the mojor regionol centre of Roymond Terroce.
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The Site is locoted in close proximily to Medowie Rood, o sub-orferiol rood ond the mojor
tronsport roule for the town ond leoding to the commerciol centre. This provides opportunilies
for the provision of cycle woys, foolpoths ond public tronsport.

The Medowie Strotegy stotes lhol ollstreets will be designed to focilitqte wolking ond cycling. lt
olso notes thoi o section of cyclewoy 500m in length exists olong Medowie Roqd to Silver Wottle
Drive. The Boundory Rood Site is opproximotely 2km from this infroslructure ond there will be on
opportunity lo contribule towords extending this cyclewoy.

Public tronsport in Port Stephens in Port Stephens ond Medowie is primorily vio bus. The Medowie
Strotegy stqtes thot public tronsport providers ore to provide o bus slop 400m to 800m from
every dwelling ond Thot proposed bus routes sholl be determined with public tronspori providers
os port of the rezoning process (Medowie Strotegy, poge 471.

Direction 4.1 Acid Sulphote Soils

The objective of this Direction is to ovoid significont odverse environmentol impocts from the use
of lond thot hos o probobilily of contoining ocid sulphote soils.
The Site ond its surroundings ore mopped os comprising Clqss 5 ocid sulphote soils which is fhe
lowest risk cotegory.

This Direction does not opply to the rezoning becouse of the Closs 5 cotegorizotion of the site
ond surrounding lond.

Direclion 4.3 Flood Prone Lond

The objectives of lhis Direction ore

To ensure thot developmenl of flood prone lond is consistent with the NSW Government's
Flood Prone Lond Policy ond the principles of the Floodploin Development Monuol2005;
ond

To ensure thot the provisions of qn LEP on flood prone lond is commensurote with flood
hozord ond includes considerotion of the potenfiol flood impocts both on ond off the
subject lond.

This Direction opplies becouse porl of Lot 9ó in DP 253194 is mopped in port os flood prone

Council ond the communiiy ore owore of existing flooding ond droinoge issues in Medowie, ond
ore cognisonf of the need to oddress lhem in o comprehensive monner. There is o perception
thot ony intensificotion of development hos the potentiol fo exocerbote existing flooding ond
droinoge problems.

A Flooding ond Droinoge Assessmeni by Umwelt in 20'10 wos prepored for qn eorlier Plonning
Proposol concepl. The Februory 2010 ossessmenl estoblished pre ond post development flood
behoviour ond provides detoil on the extent of flooding on the site. lt estqblished thot:

Peok flooding velocilies will be generolly increosed throughout the development oreo
with no miligolion strotegy employed; ond
Thot these increoses ore of most 0.3% obove the exisling condítions, which ore relotively
minor ond still remqin below levels thot would couse issues with erosion ond scouring.

(Section 5.1 , Umwell 2010)

a

a

a

a
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Umwelt provided odditionol informqtion on 7th June 20,l1 thot removed o proposed delention
dom to îhe eost of lhe Site in on oreo proposed for conservotion, ond reploced il with o
proposed stormwoter deteniion dom within the proposed development oreo. The updoted
odvice from Umwelt concludes thot:

"Ihe modelling indicofes lhof fhe proposed olternotive stormwoter monogemenl sysfem,
comprising of o sing/e defenfion dom /ocofed within lot oreo of the proposed deve/opmenl hos
the copocity to ottenuofe fhe posf-deve/opment runoff flow rotes, ve/ocifies ond depfhs lo
/eve/s fhof ore /ess thon or equolfo fhose esfimofed for the exisfing sife condifions for the 100
yeor ARI sform evenf".

The overollproposed stormwoter mitigotion strotegy is lo use o combinotìon of:

/of-sco/e defenlion, including roinwoler delenfion fonks infiltrotion frenches ond
/ondscoping Ío minimise increosing both runoff rofes ond vo/umes from eoch lot;
woter sensifive stormwoter conveyonce mefhods, such os gross swo/es lo droin the rood
woter ond excess lot woter, thot moximises fhe oppoùunities f or infiltrotion; ond
o sformwoter detention dom /ocofed within fhe proposed deve/opment footprint to
furlher reduce lhe peok dischorge rote from proposed deve/opment to fuiher reduce
ihe potenliol impocls of flooding on the oreos downslreom of the proposed
development.

The ossessments provided by Umwelt indicote thot flooding ond droinoge issues ore oble to be
oddressed in ihe event thqt the lond is rezoned.

These issues will be oddressed thoroughly following o Gotewoy Determinotion ond bosed upon
the findings ond model developed for the recenl Droft Medowie Flood Study (WMA Woter,
20r 1 ).

Any inconsistency ihot moy exist with this Direction will be oddressed following o Gotewoy
Determinotion ond prior to public exhibition of the Plonning Proposol.

Direclion 4.4 Plonninq for Bushfire Proteclion

The objectives of lhis Direction ore fo profect life, properîy ond the environment from bushfire
hozords, by discouroging the estoblishment of incompotible lond uses in bushfire prone oreos
ond to encouroge sound monogement of bushfire prone oreos.

This Direction opplies becouse the lond is mopped os bushfire prone.

A Bushfire Hqzqrd Assessment hos been cqrried out for the Proponent by Umwelt in 2010
concluded thot there is on extreme cotegory of oltock to lhe boundory of the site from the
north, eost ond west boundories, ond thot this cotegory equotes to o Level 3 (Extreme Attock)
construcfion stondord to prevent domoge from ember ond rodiont heot oltock.

The Bushfire Hozord Assessment will need to be updoted following the Gotewoy Delerminqtion.

The Plonning Proposol will require referrol lo the Rurol Fire Service for opinion following o
Golewoy Determinotion.

a

a

a
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Direction 5.'l lmplementotion of Reqionol Stroteqies

The objective of thls Direction is to give legol effect to the vision, lqnd use strotegy. policies.
outcomes ond octions contoined in regionolstroTegies.

This Direction opplies when o relevont outhority prepores o plonning proposol, qnd direcls thqt o
plonning proposol must be consistent with q regionol strotegy releosed by the Minister for
Plonning.

The lond is not identified on the mqin mop of the Lower Hunter Regionol Slrotegy os o proposed
urbon qreo. lI shows the lqnd within the Wologon Stockton Green Corridor. With specific regord
to Medowie, the Lower Hunter Regionol Strotegy stotes thot "Ihe combinotion of environmentol
yo/uet hozords ond the disfonce fo serviced cenfres rneons thot the oreo is unsuifoble for new
/orge sco/e urbon deve/opment, other thon building on the exisfing community of Medowie..."
(LHRS, poge 31). This moy provide scope for considerotion of the Plonning Proposol of this time.

Council is seeking the inclusion of the Site with the forthcoming review of the Lower Hunler
RegionolStrotegy ond resolved io include fhe Site within its locqlMedowie Strotegy.

Any inconsislency with ihis Direction is justified becouse the Plqnning Proposol ochÌeves lhe
overoll intent of the Lower Hunter Regionol Strotegy for the reqsons described throughout this
Plonning Proposol.

Section G - Environmental, social and economic impact

ls lhere ony likelihood lhol crilicol hobilol or lhreqlened species, populolions or ecologicol
communities, or lheir hqbilqls, will be odversely offecled os q result of lhe proposol?

A Floro ond Founo Assessment wos prepored by Umwell (Februory,2010) for the Plonning
Proposol subject of the Gotewoy Determinotion on 30t' June 20,l0, lt identifies the following
relevont feotures ocross the entire Siie:

Swomp Sclerophyll Forest on Coosiol Floodploins (Endongered Ecologicol Community)
forming o riporion corridor;
A number of threotened founq species, including:

o Glossy block-cockotoo (Vulneroble TSC Acl);
o Mosked owl (Vulneroble TSC Act) including o proboble roost/nesl tree;
o Vqried siltello (Preliminory Determinolion qs Vulneroble TSC Act);
o Koolo (Vulneroble TSC Act) scofs;
o Squinelglider (Vulneroble TSC Act);
o Yellow-bellied sheoïhtoil-bot (Vulneroble TSC Act);
o Eqstern bentwing-bot (Vulneroble TSC Act);
o Little bentwing-bot (Vulneroble TSC Act);
o Greofer brood-nosed bot (Vulneroble TSC Act);
o Eostern freetqil-boi (Vulneroble TSC Act);
o Lorge-eored pied bot (Vulneroble TSC Act. Vulneroble EPBC Act); ond
o Grey-heoded flying fox (Vulneroble TSC Act, Vulneroble EPBC Act).

Since the initiol Floro ond Founo Assessment undertqken by Umwelt oddiiionol investigotions
hove been undertoken following consultotion with the NSW Office of Environment ond Heritoge.
This hos informed the preporotÌon of the revised Plonning Proposol concept. An updofed Floro

a
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ond Founo Assessment oddressing ony impoct on threotened species, populotions or ecologicol
communifies, or their hobitots, will be provided following o Gotewoy Delerminotion.

Are lhere ony olher likely environmenlol etfecls qs q resull of lhe Plonning Proposol qnd how qre
lhey proposed lo be monoged?

Veqetotion Communities

Umwelt hos identified ond mopped vegetotion communities ond offecfed oreos. lmpocts ore
summorised in the following toble:

Toble'1.'l V onl cl Versus Conservqlion

(Umwelt 14th tebruary 20121

The updoled Plonning Proposol concept wos referred to the Office of Environment ond Heritoge
for commenl. OEH mokes no objection to the Plonning Proposol being resubmitted for o
Gotewoy DeTerminotion (copy of OEH comment ótn Morch 2012is ottoched).

Floodinq ond Droinoqe

Flooding ond drqinoge is o significont issue in Medowie with porticulor concern obout the
potentiol impoct of odditionol developmenf. To focilitqte the progression of the Plonning
Proposol to dqte, the Proponent commissioned Umwell to prepore flooding ond droinoge
reports, with oddifionol informotion provided over time, to demonstrole thqt these issues con be
oddressed wifhout odditionol impoct on existing development. The mosl recent informotion
provided by Umwelt on 7th June 20,l I concludes thol:

"fhe proposed o/fernofive siormwoter monogement sysiem, comprising of o sing/e defenfion
dom locoted within the lot oreq of fhe proposed deve/opmenf hos fhe copocity to ottenuote

Vegelolion Communify Exlenl wilhin Study
Areo (hectores)

Exlenl
lmpocl
lheclqres)

within
Areq

Exlenl wilhin
Offsel Areq
(heclqres)

Percenloge
Conserved

35 2 33
94Swomp Sclerophyll Forest

(Endongered Ecologicol
Communily)

Cooslol Ploins Smoolh-
borked Apple Woodlond 58 22 36

62

Foresl Red Gum/Red
Mohogony Open Foresl

.J 2 I

JJ

Derived Grosslqnd wilh
Scoltered Conopy Trees

21 2l 0
0

Derived Grosslond t0 7 3
30

Woler bodies <l <l 0
o

Tolql 127 54 73
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lhe posl-development runoff flow rotes, ve/ocifies ond depfhs lo /eve/s thot ore /ess fhon or
equol fo fhose esfimoled forthe exislingsife condifionsforfhe l00yeor AR/sform evenl".

The overoll proposed stormwoter mitigotion strotegy is lo use o combinotion of:

/of-scole defenfion, including roinwoter defenfion fonks, infillrotion frenches ond
/ondscoping to minimise increosing both runoff roles ond vo/umes from eoch lot;
woter sensifiye stormwater conveyonce rnelhodg such os gross swo/es fo droin lhe rood
woler ond excess lol woter, lhot moximises fhe opportunilies f or infiltrotion; ond
o stormwoler defenfion dom /ocofed wilhin fhe proposed development footprint to
f urthei reduce lhe peok drschorge rote from proposed deve/opmenl to fudher reduce
fhe potentiol impocfs of flooding on the oreos downsfreorn of fhe proposed
developmenf.

The Flooding qnd Droinoge Assessments provided by Umwell indicote thot flooding ond
droinoge issues ore qble to be qddressed in the evenÌ thot the lqnd is rezoned.

To oddress the impoct of development under the Medowie Strotegy Council, in conjunction with
the NSW Office of Environment ond Heritoge, commissioned the Medowie Flood Study which is
in finol droft form. lt exqmines existing development ond future development under the
Medowie Strotegy for o ronge flooding events.

Flooding ond droinoge issues will be oddressed thoroughly following the Gotewoy
Determinotion ond bqsed upon the findings ond model developed for lhe Medowie Flood Study
(WMA Woter,20l l).

How hqs lhe plonning proposol odequolely qddressed ony sociol ond economic effects?

The Plonning Proposol moy hove positive sociol ond economic impocts through the delivery of
lond for housing. lf successful, it will focililote opproximotely 300 residentiql ollotments ond on
oddiiionol populotion of ó30 persons once fully developed (bosed on on overoge of 2.1 persons
per dwelling). The 300 qllotments ond ó30 persons would be in oddition lo totol growth of 3105
ollolments ond ó520 persons in the odopted Medowie Strotegy. The oddilionol populotion
would supporl locol businesses in Medowie ond qlso be serviced by lhe neorby mojor regionol
cenfre of Roymond Terroce.

Under Council's currenf s94 developer contributions plons ond bosed on o yield of 300
ollotmenfs, the following contribuïions would be received (estimote only):

. Civic odministrotion 300 x$377 = $1.l3,100

. Public open spoce, porks ond reserves 300 x $2046 = $ó 13,800

. Sports ond leisure focÌlities 300 x $4821 = $'1,44ó,300

. Culturol ond community focilities = 300 x2424 = $727,200

. Roqd works 300x $,l379 = $4.l 1,000

. Fire ond Emergency Services 300 x $188 = $5ó,400

. TOTAL = 93,3ó7,800

The qmounl of money collected by Seciion 94 developer conlributions is significont ond con
moke o positive contribution towords the provision of infroslructure in Medowie.

ln generol, plons for the development of the lond hove evolved over time to the current
proposol. The intention is to creote o mqster plonned communify of 300 ollotments, consistent
with the existing theme of rurol residentioldevelopment, ond is o logicol extension of the iown. lt
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would follow thot there would be no unusuol or foreseeoble qdverse sociol impocts os o direct
result of the development.

On o brooder level, the obility Io deliver lond for development under the odopted Medowie
Strotegy is difficult given the frogmenlotion of lqnd ownership. The Boundory Rood site is in single
ownership ond this represenfs o significont odvonfoge over other lond regording the obility to
deliver lond for housing lo the mqrket in q coordinoted ond timely mqnner.

Section D - State and Commonwealth interests.

ls lhere odequole public infrqslruclure for lhe plonning proposol?

The proponent hos prepored q Due Diligence Reporl (Hyder,2010) lhot invesligotes the
provision of sewer ond wqter, eleclricity, lelecommunicotions ond gos. A summory of lhe
reporf 's conclusions ore summorised os:

a

Telstro would require the developer io provide trenches for ihe instollotion of cobles ond
suitoble locotions to instqll qbove ground housing qnd cqbinets;
Energy Austrqlio hos spore copocily for on initiol stoge of 50 lols however this would need
to be confirmed of the time of development. Upgrodes ore plonned by Energy Austrolio
to increose the service copobility in Medowie oreq within 5 yeors ond would be sufficient
to service the remoinder of the development. The proponent hos instigoted negotiotions
wiih Energy Austrolio os to fhe feosibility of o porcel of lond wilhin the sile for q
substqtÌon;
Wqter supply is ovqiloble from the existing woter moin of the intersection of Medowie
Rood ond Silver Wottle Drive ond enough copocity will be qvoilqble of the time of
development;
Hunfer Woter confirmed thot the upgrodes in Ihe sewer syslem ore scheduled to coter
for fhe site development ond ofher future demond. The sewer system cunently hos spore
copocity for initiol stoges of the development; however this needs to be confirmed qt
the time of commencement of eqch stoge. AlternqtÌvely there is on option of site sewer
storoge combined with controlled siie sewer dischorge on off-peok limes; ond
Gos supply would require funding by the developer.

a

a

a

The provision of sewer ond wqter infrostructure to the site will be oddressed by further referrol to
fhe relevonl service providers following o Golewoy Determinotion.

Whol ore lhe views of Slole qnd Commonweollh public oulhorilies consulled in occordonce wilh
lhe golewoy delerminolion?

The views of the following relevont public outhorities will be sought following on LEP Gotewoy
determinolion from Ihe Deportmenl:

. Office of Environment ond Heritoge

. Rurql Fire Service

. Hunter Wqter Corporotion

. Energy Austrolio

. Roods ond Troffic Authority

. Depqrlment of Primory lndustries

. Deportment of Defence
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Consultqtion with the Office of Environmenf ond Heritoge hos token ploce os required by the
Goiewoy Determinotion issued on 30rh June 2010. The Plqnning Proposol, in its originolform, wos
reviewed ond commented upon on 'l9tt October 2010 by the then Deportment of Environment,
Climote Chonge ond Woter (now OEH). Those comments hqve influenced revisions lo the
Plonning Proposol concept. The Office of Environment ond Heritoge hos reviewed the updoled
Plonning Proposol ond lheir lolest odvÌce of óth Morch 2012iøcililotes its submission for o revised
Gotewoy Determinotion.

Part 4 - Gommun¡ty Consultation

The Plonning Proposol moy result in o subsTontiol increose in the qmount of lorge lot residentiol
lond ovoiloble for development in Medowie. There ore significont floro ond founo issues
ossociqled with the site, qs well qs concern obout flooding ond droinqge issues. For lhese
reosons on exhibition period of qt leqst 28 doys should occur. Nolice of the Plonning Proposol,
ond ollrelevont documentotion, will be ploced in the locol newspoper, on the Councilwebsite
ond in writing to odjocent londowners.
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