Planning Proposal

Rezoning of Lot 598 DP 27382 (22 Homestead Street, Salamander
Bay) and the Rezoning and Reclassification of Part Lot 51 DP 803471
(1 Diemars Road, Salamander Bay)

Part 1 - Objectives or Intended Outcomes

The purpose of the proposal is to:

(i) rezone Part Lot 598 DP 27382 (22 Homestead Street, Salamander Bay) and Part Lot 51
DP 803471 (1 Diemars Road, Salamander Bay) from public recreation to residential,

(ii) rezone Part Lot 598 DP 27382 (22 Homestead Street, Salamander Bay) from public
recreation to environmental protection; and,

(jii) reclassify Part Lot 51 DP 803471 (1 Diemars Road, Salamander Bay) from community to
operational land. The remainder of the site is already classified as operational land.

The proposal seeks to facilitate development and disposal of Council owned land zoned 6(a) General
Recreation, adjacent to an existing residential neighbourhood.

The Strategic Review of Council Owned Lands at Salamander/Soldiers Point identified that the
land would be best developed for residential purposes rather than remain as open space.

It seeks to facilitate the implementation of the residential development objectives of the
Port Stephens Planning Strategy and a range of other Council policies, such as the Integrated
Strategic Plan.

The site is adjacent to a residential neighbourhood with good access to services. Existing road and
social infrastructure has capacity to cater for the development of the site. The land is serviced with
water, sewer and telecommunication services.

There is sufficient open space nearby, and the site is not required for recreational purposes.

Part 2 - Explanation of Provisions

It is proposed to amend either the Port Stephens Local Environmental Plan 2000 or the Port
Stephens Local Environmental Plan 2013 (whichever instrument is in force at the time this
proposal is finalised) as follows:

Port Stephens Local Environmental Plan 2000

(i) amending the map to show Part Lot 598 DP 27382 (22 Homestead Street, Salamander
Bay) and Part Lot 51 DP 803471 (1 Diemars Road, Salamander Bay) zoned 2(a)
Residential A;

(i) amending the map to show Part Lot 5698 DP 27382 (22 Homestead Street, Salamander
Bay) zoned 7(a) Environmental Protection “A”; and,

(iii) including the land in Part 2 in Schedule 1 of the Port Stephens Local Environmental Plan
2000 as follows:

Column 1 Column 2 Column 3
Locality Description Any trusts, efc. not discharged
Salamander Bay, 1 Diemars Road Part Lot 51, DP 803471 as shown Nil.

edged heavy black on the map marked
“Port Stephens Local Environmental
Plan 2000 (Amendment No XX)"

Planning Proposal — Rezoning and reclassification of land: 22 Homestead Street and part of 1 Diemars Road, Salamander Bay
Version 1.0 (2 May 2013) p1




Port Stephens Local Environmental Plan 2013

Should the Port Stephens Local Environmental Plan 2013 be in force when this planning proposal
is finalised, then the proposal will amend this LEP as follows:

Land Zoning Map

(iv) Amend the Land Zoning Map (LZN_005B) by rezoning Part Lot 598 DP 27382 (22
Homestead Street, Salamander Bay) and Part Lot 51 DP 803471 (1 Diemars Road,
Salamander Bay) from Zone RE1 Public Recreation to Zone R2 Low Density Residential.

(v) Amend the Land Zoning Map (LZN_005B) by rezoning Part Lot 598 DP 27382 (22
Homestead Street, Salamander Bay) from Zone RE1 Public Recreation to Zone E2
Environmental Conservation.

Lot Size Map

(vi) Amend the Lot Size Map (LSZ_005B) by adopting a minimum lot size of 500m? for all land
proposed to be rezoned to Zone R2 Low Density Residential.

(vii)  Amend the Lot Size Map (LSZ_005B) by adopting a minimum lot size of 40 hectares for all
land proposed to be rezoned to Zone E2 Environmental Conservation.

Height of Buildings Map

(viii)  Amend the Height of Buildings Map (HOB_005B) by adopting a maximum building height of
9.0 metres for all land proposed to be rezoned to Zone R2 Low Density Residential.

Land Reclassification Map

(ix) Insert a new Land Reclassification Map (RPL_005B) that identifies Part Lot 51 DP 803471
as "operational land".

Land Reclassification

(vi) including the following text in Part 2 in Schedule 4 in the Port Stephens Local
Environmental Plan 2013:

Column 1 Column 2 Column 3
Locality Description Any trusts, etc. not discharged
Salamander Bay, 1 Diemars Road Part Lot 51, DP 803471 as shown Nil.

edged heavy black on the map marked
“Port Stephens Local Environmental
Plan 2013 (Amendment No XX)"

Council resolved on 20 December 2011: "That Council as landowners, submit a planning proposal,
to rezone Lot 598 DP 27382, 22 Homestead Street, Salamander Bay to Residential 2(a) and
Environmental 7(a), and Reclassify and Rezone Part Lot 51 DP 803471 from Community to
Operational and 6(a) to Residential 2(a) as shown in ATTACHMENT 2.”

The relevant Council reports and resolutions are attached.
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Part 3 - Justification

Section A - Need for the planning proposal.

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

The planning proposal is the result of a strategic study or report. It is an outcome of the 2008
Strategic Review of Council Owned Lands at Salamander/Soldiers Point.

The subject land is surplus to Council’'s open space requirements based on a set of selection
criteria in Council’'s 2010 draft Open Space Strategy, and the land would not be identified as
suitable for open space under the draft Open Space Strategy. Lot 598 was not acquired for open
space purposes.

Council‘s Port Stephens Planning Strategy seeks to ensure a sufficient supply of a diverse range of
housing in the Local Government Area (LGA). The Lower Hunter Regional Strategy projects 5300
additional infill dwellings in Port Stephens by 2031. The development of this land for housing will
assist in achieving this projection.

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

The Planning Proposal is the best way of making the site available for uses which meet Council’s
policy objectives.

The land does not meet Council’s criteria for open space, and the surrounding area is supplied with
open space to at least Council’s standards of provision. From an open space perspective the
proposal will not reduce the availability of usable open space in the area to below Council
standards. There is open space nearby in the form of a nearby bushland reserve, and a
playground/ kick around area within 400m.

A study of the land by Ecological Australia, titled “Offset Requirements for Development of 22
Homestead Street Salamander Bay”, examined the biodiversity status of the land and assessed
three options for the development of the land (copy at Attachment 6). These options were:

(1) Develop the entire site
(2) Retain the endangered ecological community on the site and develop the remainder, and
(3) Develop only the cleared lands.

The Study concluded that it would be theoretically possible to offset the biodiversity impacts of
development under all three options, with required offsets of 7-9ha, 3-4 ha, and 0 hectares for each
of the options respectively.

Ecological Australia Option 2 conserved some vegetation however the areas conserved were not
an offset for the areas being impacted. Most importantly, Ecological Australia Option 2 still had an
adverse impact on the north south biodiversity corridor by narrowing its width at a critical location.
Please note: “Option 2" that was adopted in the Council Report is referred to as Council Option 2A in
this Proposal in order to clearly distinguish it from the Ecological Australia Option 2.

A variant on Ecological Australia Option 2 (Option 2A) has been developed by Council. Council
Option 2A has a reduced impact on the width of the north south biodiversity corridor and a reduced
impact on vegetation generally relative to Ecological Australia Option 2, and was adopted by
Council as the basis of this Planning Proposal. Ecological Australia Option 3 was not considered
by Council to be capable of delivering a viable development parcel and Ecological Australia Option
1 was viewed as having an excessive impact on biodiversity.

Council has resolved as a land manager to submit a planning proposal based on Council Option
2A to rezone the land shown edged with a thick black line in Figure 9 to 2(a) Residential (Part Lot
598 DP 27382 and Part Lot 51 DP 803471), and to 7(a) Environmental Protection (the balance of
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Lot 598 DP 27382), and reclassify that part of Lot 51 DP 803471 within the thick black line in
Figure 9 from Community to Operational Land.

The boundary of the actual development footprint within the proposed 2(a) zone boundaries will be
determined at the development application/subdivision stage when design and more detailed
environmental investigation is undertaken commensurate with the greater level of detail required at

that stage.

It is considered that any biodiversity offsets should be determined and provided at the development
application stage when the actual extent of vegetation loss (if any) has been confirmed.

Figure 1: Lands proposed for rezoning and/ reclassification
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Section B - Relationship to strategic planning framework.

3. Is the planning proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy (including the Sydney Metropolitan
Strategy and exhibited draft strategies)?

The proposal is consistent with the Lower Hunter Regional Strategy’s (LHRS) policies which
encourage residential infill development and increased housing choice. The proposal is not
contrary to the Lower Hunter Conservation Plan.

4. Is the planning proposal consistent with the local council’'s Community Strategic Plan, or
other local strategic plan?

The proposal is consistent with Council’s Integrated Strategic Plan (Port Stephens 2022) which
states that Council should provide for a range of |ot sizes and housing types to respond to
demographic needs and affordability, and that Council should provide a diverse range of fit-for-
purpose, quality recreational assets which are safe and highly accessible — balanced with the
ability to maintain these on a financially sustainable basis.

Council's Port Stephens Planning Strategy seeks to encourage a sufficient supply of a diverse
range of housing in the Local Government Area (LGA).

The proposal is an outcome of Council’s comprehensive Open Space Consolidation Review and
draft Open Space Strategy, and accordingly is consistent with these strategic plans.

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

SEPP (Affordable Rental Housing) 2009

The proposal potentially facilitates increased development on land to which the SEPP applies, and
accordingly has the potential to increase the supply of affordable housing.

SEPP (Exempt and Complying Development Codes) 2008

The proposal potentially facilitates development on land to which the Exempt and Complying
Development Code may be applied.

SEPP (Infrastructure)

The proposal is consistent with this SEPP.

SEPP (Building Sustainability Index: BASIX) 2004

The proposal is consistent with this SEPP.

SEPP (Housing for Seniors and People with a Disability) 2004

The proposal potentially facilitates development on land upon which housing for seniors and people with
a disability may be developed.

SEPP 71 (Coastal Protection)

The fand is affected by SEPP 71. The matters listed in Part 8 of the SEPP (matters for consideration
when preparing an LEP) are addressed in relevant sections of this report, as relevant. The implications
of SEPP 71, the Coastal Policy and their supporting documents would also need to be considered in
any development application applying to the site.

SEPP 55 Remediation of Land

While there is no known contamination of the land, clause 6 in this SEPP requires the consent authority
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to be satisfied that the land does not have the potential to be contaminated as part of the rezoning
process, particularly where land is proposed to be rezoned for residential purposes. In this regard, it is
appropriate that a preliminary land contamination report be prepared and submitted to Council before
the planning proposal is placed on public exhibition.

SEPP 44 Koala Habitat Protection

The subject land is subject to the Port Stephens Comprehensive Koala Plan of Management
(PSCKPOM). Council's koala habitat mapping shows the western and southern part of the site is
“preferred habitat”, and the balance of the site is “mainly cleared” or “buffer over cleared” with the
exception of a small area of “link over cleared” in the centre of the site. This would need to be
considered in any development application for the land and development would need to avoid those
area confirmed as “preferred habitat”, and measures undertaken within the buffer area to protect koala
movement, survival and impacts on habitat.

SEPP 9 Group Homes

The proposal facilitates development on land upon which group homes may be developed.

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

1.4 Oyster Aguaculture

Priority oyster aquaculture areas exist in the receiving waters of the catchment draining the subject
land. Provided any development applies best practice water quality treatment for any runoff, it is
considered that the aquaculture areas will not be adversely affected. This should be confirmed at the
development application stage. It is considered that the proposal is consistent with this Direction.

2.1 Environment Protection Zones

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

The proposal does affect environmental sensitive lands. Two studies undertaken by Ecological Australia
have confirmed that the vegetated areas along the western and southern boundaries of the subject site
are environmentally significant. The first study was undertaken as part of the Strategic Review of
Council Owned Lands at Salamander/Soldiers Point, and the second more detailed study focused on
the subject land and is at Attachment 6 to this Proposal). The environmentally significant land in the
west of the subject site is also at a critical narrowing of a north-south wildlife movement corridor which
links Stoney Ridge Reserve with ecologically significant lands to the south near Taylors Beach. Figure
2 shows the significant vegetation on the land.

The proposal being advanced (Council Option 2A) seeks to minimise impacts on significant vegetation
and on the north south biodiversity corridor while achieving a viable development parcel. Part of Lot
598 DP 27382, 22 Homestead Street is proposed to be zoned for environmental protection. The
proposal will require consultation with the NSW Office of Environment and Heritage in the first instance.
Because the final development footprint is not known, it is proposed to determine biodiversity offsets at
the development application stage.
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Figure 2: Environmentally sensitive areas
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2.2 Coastal Protection

The objective of this direction is to implement the principles in the NSW Coastal Policy.

The land is within the coastal zone. The matters listed in Part 8 of the SEPP (matters for consideration
when preparing an LEP) are addressed in.relevant sections of this report, as relevant. The implications
of SEPP 71, the Coastal Policy and their supporting documents such as the Coastal Design Guidelines
would also need to be considered in any development application applying to the site.

2.3 Heritage Conservation

The objective of this direction is to conserve items, areas, objects and places of environmental heritage
significance and indigenous heritage significance.

A search of the Australian Heritage Database, the Aboriginal Heritage Information Management system
(AHIMS), the NSW Department of Planning Heritage Database and the Post Stephens Local
Environmental Plan indicate that the site does not contain known areas of heritage significance.

2.4 Recreation Vehicle Areas

The objective of this direction is to protect sensitive land or land with significant conservation values
from adverse impacts from recreation vehicles.

It is not proposed to enable a recreational vehicle area to be developed.
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3.1 Residential Zones

The objectives of this Direction are:

e To encourage a variety and choice of housing types to provide for existing and future housing
needs

s To make an efficient use of existing infrastructure and services and ensure that new housing has
appropriate access to infrastructure and services

¢ To minimise the impact of residential development on the environment and resource lands.

The proposal facilitates additional housing in an established residential area

3.4 Integrating Land Use and Transport

The objective of this Direction is to ensure that development:

e Improves access to housing, jobs and services by walking, cycling and public transport;
Increases the choice of available transport and reducing dependence on cars;

e Reduces travel demand including the number of trips generated by development and the
distances travelled, especially by car;

e Supports the efficient and viable operation of public transport services; and

e Provides for the efficient movement of freight.

The proposal facilitates an increased yield on residentially zoned land in close proximity to
neighbourhood level services. A weekday bus route is within 400 m of the site. Neighbourhood shops
are within 500m of the site.

4.1 Acid Sulfate Soils

The objective of this Direction is to avoid significant adverse environmental impacts from the use of land
that has a probability of containing acid sulfate soils.

The southeastern third is the subject site is Category 1 —works below 2m below natural ground surface,
the balance of the site is Category 2-works below ground surface. Council will require appropriate
measures to be taken at a development application stage. Both the Port Stephens LEP 2000 and the
Port Stephens LEP 2013 contain provisions to manage the impacts of development on acid sulfate
soils.

4.3 Flood Prone Land

The objectives of this Direction are:

e To ensure that development of flood prone land is consistent with the NSW Government's Flood
Prone Land Policy and the principles of the Floodplain Development Manual 2005

e To ensure that the provisions of an LEP on flood prone land is commensurate with flood hazard
and includes consideration of the potential flood impacts both on and off the subject land.

The southernmost part of the land is flood prone according to Council’s GIS mapping. Because of the
location and topography, the nature of any flooding is likely to be slow acting, low depth and low
velocity. The low lying nature of the land means that sea level rise may increase the flood risk. A flood
assessment would be required prior to any development of the site. Both the Port Stephens LEP 2000
and the Port Stephens LEP 2013 contain provisions to manage proposed development on flood prone
land. It is noted that the adjacent residential and industrial areas also identified as flood prone on the
Councils GIS mapping.

4.4 Planning for Bushfire Protection

The objectives of this Direction are to protect life, property and the environment from bushfire hazards,
by discouraging the establishment of incompatible land uses in bushfire prone areas and to encourage
sound management of bushfire prone areas.
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The proposal is rated as “vegetation buffer’ except for the vegetated areas along to western and
southern boundaries, which are Category 1. This will need to be taken into account in any development
application for the site.

5. Implementation of Regional Strategies

The proposal is consistent with the Lower Hunter Regional Strategy.

6.2 Reserving Land for Public Purposes

The objectives of this direction are:

o to facilitate the provision of public services and facilities by reserving land for public purposes, and

o to facilitate the removal of reservations of land for public purposes where the land is no longer
required for acquisition.

The Planning Proposal will remove a reservation of land for public purposes.

The proposal seeks to reclassify community land to operational land, and should this reclassification be
supported, the public reserve status of Part Lot 51 will be no longer appropriate and will be revoked.
The reasons for this are provided elsewhere in this report.

Section C - Environmental, social and economic impact.

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

The proposal may adversely affect critical habitat or threatened species, populations or ecological
communities, or their habitats. The Planning Proposal seeks to minimise the ecological impact of the
proposed rezoning by restricting vegetation loss. The boundary of the actual development footprint
within the proposed 2(a) zone boundaries will be determined at the development
application/subdivision stage when design and investigation is undertaken commensurate with the
greater level of detail required at that stage. A detailed environmental assessment would be
undertaken at the development application stage in order to guide the final form of the
development/subdivision.

A copy of a report on "Offset Requirements for 22 Homestead Street Soldiers Point” is attached.
Ecological Australia Option 2 in the "Offset Report" proposes more extensive development and
vegetation loss than the adopted Council Option 2A upon which this Planning Proposal is based.
Council Option 2A has an impact between that of Ecological Australia Options 2 and 3 that are
discussed in the "Offset Report". Please note: “Option 2” that was adopted in the Council Report is
referred to as Council Option 2A in this Proposal in order to clear distinguish it from the Ecological
Australia Option 2.

The land is not located within the LHRS green corridor or any areas identified by the Lower Hunter
Conservation Plan as being of conservation significance.

8. Are there any other likely environmental effects as a result of the planning proposal
and how are they proposed to be managed?

No significant effects.

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

Yes. The nearest community land is adjacent and offers a range of recreational experiences.

The social impacts of the proposal are:
- A potential increase in the supply of housing, albeit in an area affected by aircraft noise.
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- Possible community reaction to the reclassification- which will be determined through the public
exhibition process.

The economic effects are:

- Potential employment creation associated with the construction and on going occupation of any
dwelling on the site
- Infrastructure efficiencies achieved as a result of infill development.

The environmental impacts of the proposal are:
- The potential loss of vegetation on the site
- The environmental impacts associated with the construction and ongoing operation of any
dwelling on the site.
- The rezoning and protection of open space zoned land as environmental protection.

These negative impacts of the proposal can be reduced by any resultant dwelling complying with
BASIXs and any other environmental policies which may apply at a local, State or National level, by

minimising the impact of the final development footprint on significant vegetation and by providing
biodiversity offsets if appropriate.

Section D - State and Commonwealth interests.

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

The reclassification proposal does not require additional public infrastructure.
Water, sewer, electricity and telecommunication services are currently provided to the area.

11. What are the views of State and Commonwealth public authorities consulted in
" accordance with the gateway determination?

Consultation with relevant authorities will be undertaken following the gateway determination.
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Part 5 — Community Consultation

The planning proposal will be exhibited in accordance with the requirements of the Environmental
Planning and Assessment Act and the Local Government Act and their regulations, and in accordance
with Sections 5.5.2 and 5.5.3 of the Department of Planning and Infrastructure guideline “A guide to
preparing Local Environmental Plans” (April, 2013). The LEP Practice Note PN 09-003 "Classification
and reclassification of public land through a local environmental plan" and the Best Practice Guideline
for LEPs and Council Land will also be included in the public exhibition documentation.

This includes public notification of the exhibition, inviting public submissions, and holding a public
hearing.

Notice of the arrangements for the public hearing will be given in a local newspaper, and in a letter to
each person who may have made a submission, at least 21 days before the date of the hearing. Notice
of the public hearing will not be given before the conclusion of the public exhibition of the planning
proposal to ensure each person making a submission is given the requisite 21 days notice.

The exhibition period will be for a minimum of 28 days or the period specified in the Gateway
Determination and will include the availability of hard copy exhibition material at a local venue, Council
libraries, the Council administration building and for download from the internet.

Following the exhibition, the public submissions and the outcome of the public hearing will be assessed,
and a recommendation made to Council for their consideration.

Part 6 — Project Timeline

The planning proposal will require consultation with the NSW Office of Environment and Heritage and
the preparation of a preliminary land contamination report. Accordingly, a 6 month period has been
allocated for these tasks. Council anticipates that the draft LEP will be finalised by June 2014.

Task Description Estimated Timeline
1. Gateway Determination June 2013
2. Completion of required technical information December 2013
3. Government agency consultation December 2013
4. Public exhibition period February 2014
5. Public hearing March 2014
6. Consideration of submissions and finalise the May 2014
draft plan
7. Submission to Department with request to make June 2014
the plan.
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ADDITIONAL INFORMATION

Comments relevant to LEP Practice Note PN 09-003.
Location

The land proposed for rezoning is Lot 598 DP 27382 (22 Homestead Street, Salamander Bay) and Part
Lot 51 DP 803471 (1 Diemars Road, Salamander Bay). Land proposed for reclassification is Part Lot
51 DP 803471 (1 Diemars Road, Salamander Bay) (“the site”). The subject land is shown on the map at
Figure 1 and Attachment 4. An aerial photograph of the site is at Attachment 5.

The site is located in a suburban area in the suburb of Soldiers Point in the Port Stephens Local
Government Area.

Figure 1: Subject land shown outlined in red

Site description

Lot 598 is 38076 square metres in area and Part Lot 51 is approximately 5300 square metres. Lot 598
has a frontage to Homestead Street of approximately 130 metres. Figure 2 shows that site is largely
cleared, with native vegetation containing canopy trees and understorey shrubs towards the western
and southern boundaries of the site (see also Figure 3). The triangular area of land occupied by Part Lot
51 is cleared over one third and the balance covered by large native canopy trees with a grass
understorey (Figure 4). Part Lot 51 is a southern part of the Stoney Ridge Reserve.

A detached dwelling was located near the centre of Lot 598 and has been demolished along with any
other improvements on the land, with the exception of boundary fencing.

The site is adjacent to a residential neighbourhood- with largely detached dwellings to the east (across
Homestead Street) (Figure 5) and a manufactured home village immediately to the north Figures 6 and
7). A sewer pump station is located within the manufactured home estate, adjacent to the boundary with
Lot 598. There is a 70-100 m wide corridor of native vegetation to the west, part of which is on the
subject land, and beyond a quarry. To the south the land is covered by swamp sclerophyll forest, part of

which is on the subject land (Figure 8).
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Occupants of the manufactured home village appear to be using the triangular shaped Part Lot 51 for
the storage of caravans and the like. (Figure 4)

The site is relatively flat and low lying. It appears to drain toward the south and southeast.
The site has no signs of being used for formal or informal recreation activity.

Homestead Street is sealed but does not have kerbing and guttering adjacent to the site. It would
require a more formalised drainage and road shoulder treatment if the subject land is to be developed.

The land:

Has access to urban infrastructure, including services, local shops and parks
Is adjacent to land zoned for residential and other development permissible in a 2(a)
Residential A zone.

¢ Is mainly cleared

e Can probably be developed in way which achieves substantial residential development, and at
the same time achieve an "improve or maintain" biodiversity outcome.

e Contains habitat for endangered species

Contains some areas of preferred habitat under the Port Stephens Comprehensive Koala Plan

of Management.

Is not within the ANEF 2012 or ANEF 2025 aircraft noise contours.

Is mainly flood prone

Is partially bushfire prone

Needs to be carefully managed for acid sulfate soils

Has community land nearby for informal recreation.

Figure 2: Aerial photograph showing surrounding dwellings, vegetation to the south and west, and dwellings
to the north and east.
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Figure 3: Panorama photograph of the Site, looking W from Homestead Street

Figure 5: Looking N along Homestead Street, the subject land to the left, detached dwellings to
the right.
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Figure 6: Looking NE across the Site to the manufactured home village.

Figure 7: Manufactured Home Estate along the northern property boundary

Figure 8: Environmentally significant vegetation to the S and W of the subject land
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Current classification

Lot 598 is classified as Operational Land, and Part Lot 51 is classified as Community Land and
categorised as Natural Area (Bushiand).

Current zoning

The subject land is zoned 6(a) General Recreation under the Port Stephens Local Environmental
Plan 2000. The adjacent land to the north and east is zoned 2(a) Residential A. The adjacent land
to the west and south is zoned 6(a) General Recreation.

Reasons why Council acquired an interest

Council acquired Lot 598 in 1996. It was intended that Lot 598 and the Council owned Lot 599 would
be rezoned and developed as light industrial land. This did not eventuate.

It is believed Council acquired Lot 51 in 1955 an part of the acquisition of a much larger area of land
from the Commonwealth of Australia. This land had been intended for the establishment of a naval
base, however this did not eventuate and the site was sold to the Council by the Commonwealth.

Any current agreements over the land

There is no current agreement over the land.

Financial implications for Council

Council would receive revenue from the proposed disposal of the land. Council would achieve minor
operational cost savings from no longer maintaining the land. The 2010 Notice of Valuation by the
Valuer General states that the value of the Lot 598 as open space is $ 450,000. The value of Part Lot
51 has not been estimated at this time.

The development of a residential subdivision is estimated by Council to yield approximately 30 lots. The
current cost of developing lots is around $80,000 per lot, making a project cost of around $2.4 million.
The lots may be marketed for $160,000-$180,000 per lot based on other residential estates in the area.
Adopting $170,000 as the median price, the total income from the development has the potential to
return from $5.1 million gross, or $2.7 million net.

Related asset management objectives

The rezoning and reclassification, and proposed disposal of the land are consistent with Council’s asset
management and policy framework for open space.

Any proposal to extinguish or retain other interests in the land through reclassification

It is proposed to revoke the public reserve status applying to Part Lot 51.
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A justification/ explanation as to why such interests are being extinguished

Part Lot 51 is not required to be community land to fulfil its proposed purpose and it is proposed to
reclassify the site as operational land. The public reserve status of the land would no longer be
appropriate.

Any rezoning associated with the reclassification
It is proposed to rezone Part Lot 51 from 6(a) General Recreation to 2(a) Residential A.
Council’s intention

Council’'s intention is to rezone and reclassify the land, as described, in order to permit the
development of most of the land and to dispose of most of the land consistent with the adjacent
residential zoned land, while at the same time protecting the majority of the land of biodiversity
significance by rezoning 7(a) Environmental Protection “A” and retaining Council ownership.

Is there a net community benefit?

The site is adjacent to an existing residential neighbourhood with good access to services. Existing road
and social infrastructure has capacity to cater for the development of the site. The land is serviced with
electricity, water, sewer and telecommunication services.

The proposal will not reduce the availability of usable open space in the area to below Council
standards. There is open space nearby in the form of a playground and kick around area within 400m.
The Stoney Ridge reserve also provides informal recreation opportunities, with public access being
located adjacent to the site.

As described above, development of the site for residential purposes along the lines of Council Option
2A (the Planning Proposal) aims to achieve a balance between the conservation of vegetation and
development viability.

There is a net community benefit from the reclassification of the land. It is not serving a public purpose
and is not required for alternative community uses. The eventual disposal of most of the land will
provide for additional housing in the area, and will generate revenue for Council to meet the need for
facilities and services within the LGA. Most of the vegetation on the site is not affected by the proposed
rezoning and will be protected under an environmental protection zoning.
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ATTACHMENT 1

COUNCIL REPORT OF 13 DECEMBER 2011

[ COUNCIL COMMITTEE - 13 DECEMBER 2011

ITEMNO. 7 FILE NO: PSC2004-6753

REZONING 22 HOMESTEAD STREET, SALAMANDER BAY FROM
RECREATION TO RESIDENTIAL

REPORT OF: CARMEL FOSTER - COMMERCIAL PROPERTY MANAGER
GROUP: COMMERCIAL SERVICES

RECOMMENDATION IS THAT COUNCIL:

1y Tnat Council as landowners, sunomit & olanning proposal, to rezane (Option 2,
ATTACHMENT 1] Lot 598 DP 27382, 22 Homesleod Streed, Salomande: Boy 1o
Residential 2{a) cnd Environmenlal 7la) and Reclassify and Rezone Fart Lot 51
DP 803471 tom Community to Opszrofional ond é{a) 1o Residential 2(a] as
shown in ATTACHMENT 1.

BACKGROQUND

The puspase af ihis report is for Cauneil as landownar fo submit a Planning Proposal
to *he Environmental and Development PFlaening Section to paorlially rezone 22
Homestead Streal 1ol 398 DP 27382 Salomander Bay from 4la) Recraation to 2(a)
Residential and Environmental 7|a) and reclassi'y and rezone Port Lol 51 DP 803471
from Community 1o Qperational and frem é[a) to Residential 2{a) (see Attachmen

).

Council purchased the 3.8ha (22 Homestead Steel) parceat of lond In lale 1996, The
land waos zoned 4{al Open Space. UJpon ocguisifion by Councl the land was
classified "Operalioral, I was the indentlon of Council al Ihe lime of the acquisilion
ihai the land be consolidaied with the cdjoining Councii owned Iot (Lot 597) with o
view o exlend the bghl Indushicl zoning and create 40 Industdat cllotments
[attachment 4). Prior to Council's purchase of the lond the previous owner of 22
Homesleod S$tree! had made approachas to Council regarding locgirg an
application to rezore ithe lot 1o residential. 22 Homestead Streel is located In @
suburpan araa in the suburk of Sularmander. Adjoining the land to the nerth and east
is axisiing residentiai aweilings and i would be g logical extension of the adjacent
residenlial zoning. A repart was preposed by 3trotegy Hunter in Jonucry 2008 on
warous siles in Salamander Bay and Soldiers Foint of which 22 Fomeslead Streel was
one, the reporl recommended thal 22 Homestead Sireel be rezoned to part 2(o)
Residential ond Part 7{g0) enviiarmental

Council resolved on the 8 Jung 2010 thal Cauncl Investigate rezaning the wnole sile
to residential and that Council rave the opportunity to hove anather ecologist
review tha site and palantial alfseiting.

Additioraly the Husler Stratogy Report roeommended tho reclassificotion and
rezoning of a tiangular piece of lond cdjoins 22 Homestead Strest to the sauth and

existing residenticl ta tne west.  This wil provide an improved urban and
development outcome.

_—
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| COUNCIL COMMITTEE — 13 DECEMBER 2011 |

To faciltate the rezoning and reclassitication a Plonning Froposal was prepared by
Hunler Strategy to subimit fiestly to Councll then 1o the Depanment of Planning and
Infrastructure under the provisions ol the "Gatleway Process”. The ecclogleal roview
forms part of the Planning Proposal.

The Planning Proposal that has been prepored supports that the land does nol moet
the cnteria for Open Space and thal the surrounding areo is supplied with open
space {o at leost Council's standards of provislon.

Additionally the report makes the following onservations:
The site:

Has access ta viban infrastructure, incluging services Jo local shops and parks

Is adjacent to land zoned for residential ond ather development permissible in & 2()
rgsidential zone

Is mainly cleared

Can probably be developed in a way which achieves svbstantial resideniial
development and at the same lime achleve an "impiove or mainiain” biodiversily
outcome

Contains habitat lor endangered species

Contdins some ofeas of pretered habital under the Port Stephans Corngrehensive
Koaks Plan of Management

Is net within 1he ANEF 2012 or ANEF 2025 aircrott noise contours

Is malnly flooa prone

Needs to be carehully monaged tor acid sulphate sails

Has community land nearby for infarmal recreation.

Ine previous ecologicnl assessment tound the subject site oblers high value
interconnectivity between vegetalion ramnants 1o the sauthwast and southeast and
linking to the north. it states that it is essential that the integrily of the coridor is
retained in perpelully. The vagelatian in the southern part of 1he sile was aiso found
io comprise of Swamp Mahogony Forest, an Endangered Ecalogical Community.
This port of the sunject site s also mappoa as prefered koala habitat in he Port
Stephens Comprehensive Koala Flan of Management,

The mosi recent study of the land by Ecological Australla prepared in Apfil 2011
naled that 32% of the site contalned Endangered Ecolcgical Community (EEC) isted
under the NSW Thiealgned Species Conservalion Act (Swamp Mahogany -
Papertark Forest).

The report then considered ihree oplions for ithe development of lhe fand and
consldered the opllons copabllity 1o achievs the "improve and maintain outcome”
as cclevialed by the Biodiversity Certification Assessment Melhodalogy. An
irmproved and mdiniain outcome is achieved where thers is no impact an "red
flogged" species or ecosystems ond where all losses of non - red flugged species
and ecosysterns are fully offsel.

The options weare:
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I COUNCIL COMMITTEE - 13 DECEMBER 2011 I

Option 1 - Develap ihe entire site

(4.34 hectares = 43 allotments)

Option 2 - Retain the endongered ecological community an lhe site ond develop
the remainder.

|Approximataly 3.34 neclares = 33 atloiments|

Oplion 3 - Develop on the cleared lands.
|Approximalely 2,34 hectares = 23 allotments).

The study concluded thot it would be theoialically possible fo offsel the biodivesity
impacts of the developmeni bul also siated thal It would be unlikely Option 1 ar 2
would be supported by the Office of Heriluge and Environman! (OEH) regardiess of
any offset proposal. This is because Opiion 1 and 2 will reduce the width cf the norin
ssouth conidor by around 30%. Option 1 would require the clearing of the EEC and
the "improve ond maintain* cutcome cannot be achieved because of the red ficg
rule therefore Council would nesd fo demonsirate thal proposal could meet certain
criteria which would then have to be approved by OEH, the report considers thal it
is highly unlikely. Optlon 2 protects the EEC however clears two other vegetation
communities (Coastal Sand Apple — Blackbull Fares! and Coostal Foothills Spatied
Gumn comprising 16% of site coverage] and the "improve and maintain” ouicome is
not achieved wilhin the site boundaries. However it is assumed that the retained
vaegelation would be managed and improved theretore is providing o better
outcome for the site. Option 3 has no impact on biodiversity but ta develap anly tha
cleared portion of the land would not be financiclly viable. I is therefore
recommended thal Council praceeds with Opllon 2.

FINANCIAL/RESOURCE IMPLICATIONS

Council would rsceive revenue from the proposed disposal of the land. The value of
the land will significantly increase with the change of zoning to Residential 2a. The
development of a rasidenticl subdivision s estimated to reaflise a vyield of
approximately 30 hausing kots, bosed on the developable arec being proposed.

The curren! cost of developing residential allotments is circa $80x per lot, making o
project cost of clrca $2.4m. Based an olher residential estates in the Fort Stephens
LGA, it is estimoted that the lots could be marketed at $160k to $180k per lot,
Adopting 3170k as the median price, the totdl income from the development has
the polential of returning $5.1m.

LEGAL, POLICY AND RISK IMPLICATIONS

The subject land requires approval by the Depattment of Planning for the rezoning of
the lond from &f{c] General Recreation to 2{a) Residential and 7{a} Environmenial
ond port of the land, being the triangular seclion located beiwean 22 Homestead
Street and the adjoining relocatable home villoge, olso reguires reclassification from
Community to Operallonal.

On succassful complellan of the Razaning and Reciassificatian pracass, the land wil
require the preparation of a Developmeni Applicalion for the subdivision into
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revsidentlal lots. On approval, the construction of the subdivisior works will take place.,
with reglstration of the final plan of subidivisien by the Land & Preparty information on
completion of the works.

The above processes are onticipated to be quile lengthy.

The sale of the land is consslent wilh The Propstly tnvestrnent and Developrnent
PoiCy.

SUSTAINABILITY IMPLICATIONS
includes Sociol, Economic and Environmental implicalions

The amount of land available for residenticl developmant wilhin the Tomarese
Peninsula B a limited resource. The land provides Council with an oppotunily o
provide additionol housing lots in an axlsting residentiol areo within the Peorl Stephiens
Lecal Government Area.

This project will create economic stimulus for the cormmwnity, through constryction
ond o fwther revenua streom for Council through land sales. The creation of
odditional housing lots also provides o further Now on effect in the lorm of addltional
ratapayers.

Pl of the site contalns endangered ecological community, however the proposal

dees not intend to develop these areas. The environmentfal cansiraints are
addressed and there will be mirimal impaci on the environment.

CONSULTATION

'y Group Manager - Sustainable Planning;
2)  Sirolegic Planning Slafl.

OPTIONS
1]  Adopt the recommendation;

2] Reject the recommendation;
31 Amend the recommendation.
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ATTACHMENTS

1)  Development Option 2;

2) Development Option 1;

3) Development Opfion 3;

4]  Business Paper Seplember 1996,
Marked up aenals:

Yellow Boundary = Lot Boundary
m: Praeposed rezoning
COUNCILLORS ROOM

il

TABLED DOCUMENTS

b,
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ATTACHMENT 1
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ATTACHMENT 2
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ATTACHMENT 3
22 Homestead Street, Salamander Bay
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ATTACHMENT 4

/| TS Spieber 105 rdian Wi

o] 110 R -'215?:‘_:’
B

ITEM NO
PROPOSZAL TO PURCHASE LB:I-‘ 598 GEORGE RO'ZIE';E NO: M3470-10
SALAMANDER BAY ,

AUTHOR: Jim Noely

GENERAL MANAGER'S REC OMMENDATION:

1. Thel Council acoapt the offar from Bana
' 13 Projects PA, (
i 27382 George Road, Satemander Bay for $325,000, o sell Lot 698 DP

L

That the Comman Saa! of Council ba affxed o ad nocessary documents;

w

Thet under Section 31 of the LG A 1993 the Iand be classifisd *aperational™.

Manox Commonts: .
taken place, mts: The appropriate oo-ordation and comorale consuliation has

Corporate  Committes's Recommondation:
Aot i on: That the Geners! Manager's

§36  Councillor Mackenzle Resaolv
] od that the Corporate ¢ it
Counaillor Croighlon Recommendation be Tdupl:d. Pmmitiac's
ion Stephons Couneil 43
124
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ATTACHMENT 4
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ATTACHMENT 4

[Minutes of Ordinary Moeting 10 September 1986 |

CONFIDENTIAL .

CORPORATE COMMITTEE

ITEM NO 2 FILE NO: 43470-10
PROPOSAL TO PURCHASE LOT £88 GEORGE ROAD,
SALAMANDER BAY

AUTHOR: Jim Neely

GENERAL MANAGER'S RECOMMENDATION:

1. That Counol acoept tho offer from Banom Projects PA to sel Lot 598 DP
27382 Goorge Road, Sxamander Bay for $325,000.00,

2. Thal he Carmon Seal af Cowsll be affixed 1o all necassary documsnts,
3. Thal under Seclion 31 of tho LG Act 1953 tha land he classified *operational’.

Manex Camments: ha spproprate co-cadinalion and carporele corsulellon has
taken place.

Corporate Committes's Resommandation: That the General Mietager's
recommandatons b adeplod,

436 Counclllor MacKenzie Resalved that the Corporaty Committes's
Caunciller Crolghton Recommandation be adopted.
BACKGROUND

Counzll is the ownar of Lot 589 George Road, Salamandor Bay and now has fhe
Oppartunily 1o azquire the adjaining Lot §98 heving an area of agproximalely 9 acres
{s@@ Attachmant 10.1).

Tne acausition of this propey is szen to have bvo benefils. Firstly, it wou'd lagethar
with the adjeining alctment leady owned by Coundl, be a logica! exdension of the
adjacant Light Industrial zoning, Secendly, a propased rad theeugh this lang eoyld
link with the existing quarry and provide 8 mare desirable routs for tucks that uge the
quarry. Residants hays continually comptained sbout the roise ang dust from trucks
that fravel aluhy George Road.
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ATTACHMENT 4

{Minutes of Ordinary Meoting 10 Septomber 1898 i

This proposal would craate approximalely terty (40) kght indusinial alobmants and
pravide for tive closure of parl of George Rood (sas Aiachmen 10.2). It ia eslimated
that Countil woukl make a profit on ihe development in the order of $500,000.

Both atotments of iand sra zened Putlic Recrsation G(a) and would sequira re-
zaring for this propesal 1o pracead. Tne owner of Lot 588 could require Caurdl to
awquine this property wnder the provislone of Councit LEP 1887,

Ihe owner of Lot 588 has approachod Coundd With a view to ladging an application
to have the land re-zoned Rasdentil 2(s), or faifing 1hls, to develop a Moble Home
Park thet 7s permitted under tha current zoning. Folkewing further negottations with
tha owner he has agreed to sell the land to Councl for $328,060.0D (see Allachmant

9.3y,
Councll hes obtalned » valatian from \Wollhers Pawlic Simm P/L who have valued -
tha [and aa followe:-
Based on current Public Recraation &s) zoning . $200.000.00
Based on Residentlal 2¢a) zoning - $5380.000.00

Given tha potential agvaniages to ba had & ‘& recommended thal Councll aoguite this
property. The malor sk lo Councll i thet an application o m-zone tha land Light
industrial may be unguccesstul.

FINANCIAL/RESQOURCE IMPLICATIONS

Funds are availabie In tha Acquisiton of Assets Reserve,

LEGAL AND POLICY IMPLICATIONS

Hil

PUBLIC WPAGT

Dn<e the land is acquired tha proposal coula be communicaled to {he residents in
the araa who waud mare than Iikaly lavedr the praposal.

CONSULTATICN

Some Ceungilles have mapectod the sito. Cthor Council Depastmania have been
coneilled.

OPTIONS

Acceplirgiec! he recommendalion.
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ATTACHMENT 2

COUNCIL RESOLUTION OF 20 DECEMBER 2011

l MINUTES ORDINARY COUNCIL - 20 DECEMBER 2011 I

ITEM NO. 7 FILE NO: PSC2004-6753

REZONING 22 HOMESTEAD STREET, SALAMANDER BAY FROM
RECREATION TO RESIDENTIAL

REPORT OF. CARMEL FOSTER - COMMERCIAL PROPERTY MANAGER
GROUP; COMMERCIAL SERVICES

RECOMMENDATION 15 THAT COUNCIL:

1}y Thed Coauncil as landowners, submit a plonning proposal, o 1ezone {Oplian 2,
ATTACHMENT 1) Lot 5%8 DP 27382, 22 Homestead Street, Salamander Bay fo
kResdential 2(a} and Enviranmeantal ?{a) and Reclassify and Rezone Parl Lat 51
DP 803471 from Community to Operational and 4[al to Residential 2{a) as
shown in ATTACHMENT 1.

COUNCIL COMMITTEE MEETING - 13 DECEMBER 2011

RECOMMENDATION:

Councillor Ken Jordan
Councllior Bob Westbury

Thal Council as landownars, submit a planning preposcl, to rezone
[Cpfiorn 2, ATTACHMENT 2} Lol 598 DF 27382, 22 Homasiead Streat,
Salomandegr Bay o Residential 2{a) @nd Environmental 7{o] and
Reclossify and Rezone Port Lot S1 DP 833471 from Cammunity to
Cporatlonal and &la) 1o Rasidaniial 2(a) as shown in ATTACHMENT 2,

In accordance wiln the Seclion 375A, Locdl Govemiment Acl 1993, ¢ divislon is
raquited for This itern,

Those tor the Mation: Crs Peler €oter, Bob Westoury. Caroline De Lyall, Ken lerdan,
Bruce MacKenzie, Steve Tucks:, Shilay O'RBinn, Gaolf Dingle, lehn Nell, Froank Ward,
Solty Dover and Glenys Francis,

Those against the Malian: Nil,

ORDINARY COUNCIL MEETING = 20 DECEMBER 2011

[ councilior John Nell
_Councillor Sally Dover

451

I
It was resolved that Council as landowners, submit a planning proposal,
to rezone (Oplion 2, ATTACHMENT 2} Lot 598 DF 27382, 22 Homeslead
Street, Solomarder Bay to Residentiol 2/a) ond Ervironmenial 7{a) and
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MINUTES ORDINARY COUNCIL - 20 DECEMBER 2011 I

Reckmssify ond Rezone Porl Lol 51 DP 803471 from Communily 1o
Opeiational and 6{a) to Residential 2(a] as shown in ATTACHMENT 2,

In accordance with the Section 375A, Local Government Acl 1993, a division is
required for this item.

Those for the Motlon: Crs Peter Kafer, Bob Westbury, Caroline De Lyall, Ken Jordan,
Bruce Mackenzie, Steve Tucker, Shirley O'Brian. Geoff Dingle. John Netl, Sally ODover
and Glenys Francls.

Those against the Motion: Nil.
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Abbreviations

ABBREVIATION DESCRIPTION
BCAM Biodiversity Certficaton Assessment Methodolagy
DECCW Department of Envirorvnent. Climate Change and Water
EEC Endangered Ecolog cal Community

ELA Eco Logical Ausiralia Pty Ltd

EPBC Envirenment Protecition and Biodiversity Conservaton Act
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TSC Threatened Species Conservaton Act
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1 Introduction

1.1 PURPOSE OF THIS REPORT

Port Stephens Council (P5C) are investigating development options for 22 Homestead Street
Salamander Bay. A previous report (ELA, 2007) recommended that development be contained within
the cileared part of the site, however with the flexibility that can be provided through the use of
biodiversity offsets, Council wants to re-visit the site and determine whether a greater development
footprint can be justified if accompanied by an appropriate biodiversity offset.

This report responds to a brief supplied by PSC via Strategy Hunter. The brief included the following
scope of works:

1. Identify the potential for, and nature of, any offsets if the entirety of 22 Homestead Street and
the adjacent triangle was rezoned / developed for residential use.

2. Consier options within the above area which may achieve the best balance between offsets
and development yield

3. Advise on criteria that would apply for offsets so that Council can investigate the use of other
land holdings as part of an offset arrangement.

12 STUDY AREA

The study site is lot 598 DP 273822 and an adjacent triangular piece of land. part lot 51 DP 8023471
The site is located at Salamander Bay (Figure 1}.

The ecological values of the site have briefty been described ELA (2007). The site has 48 2%
vegetation cover, with 32% of the site containing an Endangered Ecological Community (EEC) I'sted
under the NSW Threafened Species Conservation Act (Table 1 and Figure 3). The native vegetation
communities on site are Preferred Koala habitat under the Port Stephens Comprehensive Keala Plan of
Management (Figure 2) and are in moderate to good condiion. The vegetation along the westem
boundary forms part of a north-south bicdiversity comridor.
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Table 1: Vegetation communities
community Name (NPWS Biometric Vegetation Type EEC | Area(ha) |% ofsite
2000)

Blackbutt - Smooth-barked Apple
shrubby open forest on coastal sands No 0.3 66
of the southem Nerth Coast

Coastal Sand Apple -
Blackbutt Forest (MU33)

Spotted Gum - Grey Ironbark cpen

Coastal Foothils Spotied | ¢\ 1 the foothills of the Central No 0.4 94

_5
Comegmpbanki(MEi0) Coast, Sydney Basin
Swamp M Frod Swamp Mahogany swamp forest an
Paperbark Forest (MU37) coastal lowlands of the Nevth Ceast Yes 14 322
& and northem Sydney Basin
Cleared No 22 518
Total 4.3 100.0

13 DEVELOPMENT SCENARIOS

Three development scenarios were identified for consideration in consultation with Strategy Hunter
(Table 2 and Figures 3, 4 and §). In each scenano, it is assumed that the develspment area is to be
fully cleared of vegetation and will contain bushfire asset protection zones. Where land is to be
conserved it is assumed the vegetabon will be improved by undertaking conservation management
actions such as weed removal, feral anima! control, fencing and rehabilitation of degraded areas

Table 2: Development Scenarios

; Conservation Development | Clearing Apgrox R?m’
Scenario Notes (ha) (ha) (ha) {conservation :
clearing)
1 Develop entire site 0 4.3 2.1 0:2
2 Retain EEC and 14 28 0.7 1:2
develop remainder
DOevelop only a = .
3 cleared lands 21 22 0 20
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» Methodology

21 BIODIVERSITY CERTIFICATION ASSESSMENT METHODOLOGY

Three development scenarios were snalysed using the Draft Biodiversity Certification Assessment
Methodology (BCAM) (DECCW June 2010). The rationale for choosing this method is as follows:

«  The methodology takes a "biometric™ spproach, meaning results are presented in a numerical
format. This allows easy comparison of development and offset options.

¢ The methodology has been developed by DECCW and is objective and defensible. These are
important factors, particularly where a proposal may have concems raised by the community.

¢ DECCW developed the methodology for use in strategic planning projects.

The BCAM uses the ‘improve or maintain’ outcome as 8 benchmark. ‘Improve or maintain’ is a stated
goal of several NSW policy documents relating to urban development and conservation, including:

*  Sustainability Criteria in the Lower Hunter Regional Strategy {DoP, 2004)
o Lower Hunter Regional Conservation Plan (DECC, 2008)
e Biodiversity Certification under the Threatened Species Conservation Act

An ‘improve of maintain' outcome is achieved where there is no impact on “red flagped” species or
ecosystemns (discussed below) and where all losses of non-red flapged species and ecosystems are
fully offset.

The methodology firstly calculates the number of ecosystem credits and threatened species credits
required #o offset development impacts. The number of credits required depends on the amount, type
and condition of ecosystems and threatened species being cleared and also takes inlo account the
position of that site in the landscape.

Credits are genesated by a proposal by securing and improving the management of biodiversity, either
on-site or off-site. The credit generating potential is determined by the management actions to be
undertaken and the security of conservation lands. Permanentty managed and funded conservation
lands (such as those transferred and gazelted as a NPW Act reserve or registered as 8 Biobank site)
receive 100% of credits generated, where-as conservation areas that are secured under a Voluntary
Conservation Agreement or are managed by Council in accordance with a Plan of Management receive
90% of credits generated.

Of parcular relevance to the Homestead Street proposal is the BCAM “red flag™ rule. Some threatened
species and 8ll EECs (if in moderate to good condition) are “red flagged™. This means that a project
resulting in the clearing or loss of these species cannot achieve an improve or maintain’ outcome and
therefore cannat be biodiversity certified. The methodology dees allow for variations to these red fiags
rules, but only where it is shown the development meets the following criteria:

I Options and feasibility of these options, to avoid impacts on red flag areas where
biodiversity certification is conferred, have been considered

. Contribution to regional biodiversity values must be low

. Viability must be low or not viable
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. Offset requiremernts must be met n full

The methodology also has rules known as “additionality rules™. These apply when the landowner of the
conservation site has exisfing legal obligations to manage the land for conservation. Where such
abligations already exist, the additionality rules reduce the number of credits that can be generated from
the conservation land. For example, if the off-set sile had an existing legal obligation under a Vohuntary
Conservation Agreement (NPW Act) or a Property Vegetation Plan (Native Vegetation Act 2003), the
sile may not be able to be used as an offset for a development.

Limifations
This study was a desktop analysis offset options. Information regarding the site was based on ELA

{2007) which itself was a preliminary conservation assessment of the site. No fauna survey data was
available. The study therefore has certain limitations and assumptions as described below.

« The methodology is based on the draft BCAM exhibited in June 2010. The new methodology
may produce skghtly different results to this assessment, however ELA believe the current draft
methodology provides an adequate guide to the exdent of type of offsets required.

¢  The Biocertification Methodology requires specific biometric information to be gathered in the
fiekd. Without that biometric information, the foBowing assumplions were made:

o Given the vepgetation appears to be in moderate fo good condition, ELA have assumed
it hes 8 cumrent score of 80 out of 100.

o That all vegetation within a proposed development area would be cleared.

o Al vegetation n the “conservation® areas is to be retmined and managed for
conservation purposes (weed removal, pest control eie) in accordance with a
management plan.

o That no “additionality” rules apply to the potential offset sites.

s Threatened species credits could not be calculated as field survey for threatened fauna and
flora has not been undertaken. The implications of this imitation are discussed in the results
section.

22 COMPARISON TO PORT STEPHENS COMPREHENSIVE KOALA PLAN OF
MANAGEMENT

Port Stephens Council has adopted a Comprehensive Koala Plan of Manapement under State
Environmental Planning Policy 44. The plan provides for the consideration of koala habitat during the
assessment of development applications and LEP amendments. With regard to LEP amendments (ie,
rezonings) the CKPoM contains four criteria against which each rezoning will be assessed. This study
has assessed each development scenario agsinst the rezoning criteria and presents the results in
section 3.
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s Results

51 IMPROVE OR MAINTAIN

This seciian dascribes the extent 1o wnicn the developmant scanarics achieve an “imorove or maintain’
outcome as calsulated by the Biodiversty Cerifization Assessment Methoaoiogy

Table 2 shows the ecosystem credits reguired and =cosystem credits gererated for 2ach scenaria

As noted n the Methodelogy secton, whis: ecosysiem credds can be calculsted using existing
nformaticn it is not the same for all threatened cpecies credits. Scma threaiened species [mostly
mammals and birds: are coverad by the ecceystem creditz, however others specias have their cwr
ofset requiramenis This applies mos:ly to threatzned flera as well as tarestenzd ‘auns such as
amphioians and raptiles. These thraatened species will have their own 2%Fset rato — typically arcund
41 or 8:%, aithougn some species are as nigh as 12 1 and as low as 2:1. If sucn threatered species are
found on the Homestead Straet sit=. the cffset will also need to satisfy these threaterad soecies craot
requiremems |7 the offse: sta nas a good density of these species. the size of the offset weuldn's need
1o increase, however if the offset site doesnt contain the spacies — or only has them at a low densty,
then ihe size of the cffset may need to increas2 (or nclude a s2cord stz “oala are covered oy
acasystent credits, therefore satsfying the ecasystem offset requirements will also satis®y the offsets for
koala

Tabie 3: Ecosystem credit results

Scenario 1 Scenario 2 Scenario 3

Development Area
tha)

Conservation Area
tha)

Vegetation less (ha) 2.4 0.7 g

Impact on Red Flag Yes Mo M

Ecosystem credits
required if
development site §d 2 g
cleared

Ecosystem credits . Conservation . Conservation . Conservation
generated by Sigbank Agreement BioEank Agreement Siobank Agreement
conservation lands | {100%) {90%) (100%) | - “(90%) (100%) (50%)

0 0 1 10 17 15

gLl -80 80 -1 A7 7 +15

Estimated offset
required

7-8ha 3-4ha Dha
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Qotion 1 requires the clearing of all vegetation on the sita. As this includes EECs, an “morove or
mairtain’ outcome canno: be achieved due to the rad flag rule As mertioned above. the red flag rule
can be varied wners the propasal can meet cenain criteria. Tabie 4 provides a preliminary commens on
tne likellhood of meeling the criteria. Keeping in mind this is a preliminary assessment, there is 3
significant risk that the variation would not be approved by DECCW.

Table 4: Likelihood of Option 1 meeting red flag variation criteria

Red Flag Variation Criteria Likelihood of meeting this criteria

l. Cptons and feasibility of ihesa
pplioms, o avoid /mpacts on red | Moderate: PSC would need to demonstrate that varicus
flag areas where bicdiversity | optichs have been considered and that the aternatives
cerificatior is conferrad, have been | are no: feasble.
scnsidered

. . ; . Meoderate: The ZEC is a relatively small area (1.4nhal,
Il Cortribution te regional bicdiversity

howevyer it is generally in good cordition and adjains a
values must o= low

Iarger araa.

i_cw. The EEC is generally in good cordition and adjoins

1. “Viability must be low or not viabie
a larger area.

X High. As cwrer of a numbter of parcels of fand ir the area,
W, Cffsel requiremerts must be met 1n

ful shere is a reasonable chance of finding a suitable coffset
at

sit2

Scenario 2 protacis the EEC and therefcre satisfies the red fiag rule, but clears the two other vegetation
sormmaunities. The ‘improve or mantain' cutcome s not achiavad within the site boundaries becauss
urnder the BCAM conservation of the ESC cannot be used to cffset the loss of the other two
cammunities. Tnerefore an cff-site cffse: would be requirad to o%set the vegeiaticn types being clearzd,
while the credits ganerated by the EEC could ke used 1a offset impact in another area.

Qotions 1 and 2 alsc bath raduce the width of the acrh-soutn cornder by around 30% Itis unlikely that
CECCW weuld support planning prooosals that further reduce the viadility of this habitat link regardiess
of whether & sutable coffset site is found.

Qption 3 has no impact on oiediversity and indeed genarates surolus credits that could be used . offset

other Council cevelopment. Altematively, Council coud Bichark the conservatien areas and sel the
surplus credits througn the Sickanking schemse

32 OFFSET REQUIREMENTS

Options 1 and 2 both require o¥sets in order to achieve an improve or mainiain cutcome [(3ssuming
CECCW agree 1c the ioss of the EEC wnich is red flaggeo). The BCAM can oe used to calculate the
zredits gererated oy an offset site, however in this case such a site has net yet been identified.

Based on experience to date, an offset site in modarate condition can generate sround 7-@ gredits per
hectare. It may generate more or less than this depending on the guality of the site and the
maragement actions undertaken, howaver for the purposes of providing an estimate of offset arza
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required, this report suggests 7-8 hectares is a reasonable estimate for Council owned land areund Port
Stephens.

Option 1 has a deficit of 80 credits and accepting the 7-8 creditstha as a gu.de. an offset of around §-11
hectares would be required This assumes the offset site is secured for the long term and funding is
made available for on-go:ng managament

Option 2 has a defict of 17 credits. sc that in addition to the on-site conservation, an cff-site offset of
around 3-4 hectares is required to achieve the 'improve or maintain’ test

Option 3 doas not have a biediversity impact and therefore dozs not require an offset.

It is preferable that the offset site contain the same vegetation communities as those being impast on at
Homestead Street. However the BCAM provides some fiexibility with regard to the types of vegetation
communities that can b= used to offset the communities being impacted upen. Table 5 contains a
description of the themetric vegetaton communities that can be used to offset each of the communties
found con the site. This provides a guide to Council for the vegetation communities that shou'd be sought

as an offset on other Council owned land

Table 3: Potential offset vegetation communities

Impacted Community

Potential Offset Community

Biometric type

Biometric types

REMs squivalent

Blackbutt - Smooth-
barked Apple shrubby
open forest on coastal
sands of the southern
Morth Coast

Blackbutt - Smooth-barked Apple
shrubby open forest on coastal
sands of the southern North Coast

MU33 Coastal Sand Apple -Blackbutt
Forest

Red boodwood - Scribbly gum
heathy woodland on sandstone
plateaux of the Sydney basin

MU31 Coastal Plains Scribbly Gum
Woodland

Smooth-barked Apple - Sydney
Peppemint - Turpentine heathy
open forest on plateaux areas of
the southem Central Coast, Sydney
Basin

MU32 Neronq Smoothbarked Apple
Forest

Sydney Peppermint - Smooth-
barked Apple shrubby open forest
on coastal hills and plains of the
southemn North Ceast and nerthern
Sydney Basin (HUB41}

MU32 Merong Smoothbarked Apple
Forest

Yellow Bloodwood - ironbark
shrubby woodland of the dry
hinterland of the Central Coast,
Sydney Basin (HUG57)

MU27 Exposed Yellow Blocdwood
Woodland

Spotted Gum - Grey
Ironbark open forest on
the foothills of the Central
Coast, Sydney Basin

Spoited Gum - Grey lronbark open
forest on the foothills of the Central
Coast, Sydney Basin (HU631)

MU 15 Coastal Foothills Spotted Gum
-lronbark

Swamp Mahogany swamp
forest on coastal kowlands
of the North Coast and
northermn Sydney Basin

Swamp Mahogany swamp forest on
coastal bwiands of the North Coast

and northern Sydney Basin

MU37 Swamp Mahogany -
Paperbark Forest
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33 CKPOM REZONING CRITERIA

The previous sections have assessed the development scenanios using the NSW Biodiversity
Certification Assessment Methodology. if a planning proposal were to fully satisfy the methodology and
the land be Bicdiversity Certified, any development that is consistent with the cerfification order is
deemed to not have a significant /mpact on threatened species. In such cases, the need for
consideration of threatened species at the DA stage is no longer necessary. However, Biodiversity
Certification under the TSC Act does nct over-ride the requirements of SEPP 44 {Koala Habitat) which
:5 made under the Environmental planning and Assessment Act 1970.

The following preliminary assessmeni has baen undertaken to determine whether any of the three
scenanos is consistent with SEPP 44 and the Pont Stephens CKFoM.

Table 6 Comparison with CKPoM criteria

Council should be satisfied | Scenario 1 Scenario 2 Scenario 3
that the rezoning would:
a)not resutt in
development within areas
of Preferred Koala Habitat

or defined Habitat Buffers;

May comply: no

impact on oreferred

habitat, but

development would

occur within a
=i e DLif

b) allow for only low impact
development within areas
of Supplementary Koala
Habitat and Habitat Linking
Areas;

) minimise the removal of
any individuals of preferred
koala food trees, where
aver they occur on the site;
and

| |

May comply if koala |
feed rees along the
western boundary
were retained = for
sxample as pan of
a bushfire asset
orotechon zone.

d} not result in May comply
development which would | depending on the depending on the depending on the
sever koala movement provison of frees provision of tress provisien of trees
across the site. This should | though the site though the site though the site

include consideration of the
need for maximising ree
retention on the site
generally and for
minimising the likeihoad of
:mped:iments to
safe/unrestricted koals
movemeanrt.
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Lot 668 DP 729844

s Conclusion and Recommendations

Based on the information conteined in previous sections of this report, the following conchlusions can be
drawn with regard to the oniginal brief:

1. Identify the polential for and nature of any offeels if the entirely of 22 Homestead Sireet and the
adjacerd triangle wae rezoned / developed for regidential use.

Development of the entirety of Homestead Street would result in the clearing of Endangered
Ecological Communities, koala habitat and a local north-south biodiversity corridor. It is therefore
likely that DECCW would not support such a proposal regardless of whether an offset is being
provided. If, however, PSC did pursue this option and had DECCW support, an offset of arourd 8-
11 hectares wouki be required in order io generate sufficient credits to offset the loss of the
vegetation communities.

The offset would require funding to improve the condition of the offset area and the conservation
outcome would need to be secured either via transfer of land 1o the National Parks and Wikdlife
Service or via an in-perpetuity legal agreement.

2. Consider opltione within the above area which may achieve the best balance belween offsels
and developmend yield

Two other options were tfested, both having an improved conservation outcome but lower
development yield. Despite Option 2 conserving some vegetation and habitat on the site, the areas
protected were not an offset for the areas being impacted. The only option that could be said to
achieve an 'mprave or maintain’ autcome on the site itself is Option 3 which resulted in no clearing
of vegetation.

A variation to the above options would be to pursue Option 2 as the basis for zoning the land (ie,
zone the EEC as Environmental Conservation and zone the rest as residential) but place
development controls on the site so that properties along the westemn boundary are larger (and
therefore of greater value) but retain the vegetation structure.

3. Adviee on cnteria that would apply for offsels so fthat Council can investigate the use of other
land holdings as part of an offset amangement

The Biodiversity Certification Assessment Methodology is recommended as the best means of
determining the ecolbgical characteristics (ecosysiem types, presence of ceriain threatened species
etc) of an offset site if Council pursue a development footprint that results in the dearing of
vegetation from the site. The BCAM is endorsed by the state government and is a defensible,
transparent method. Once the ecolopical requirements are undersiood, Council should seek offset
sites that meet the criteria listed below. Note that additional threatened species survey work would
be required to determine whether the offset also needed fo satisfy threatened species credits. If
threatened species credits are not required, the offset should:

+ contain vegetatioh communities as ksted in table 5.
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+ be adjacent to existing reserves or conservation lands so that conservation outcomes are
enhanced.

+ be in modemte condition rather than poor or good. Moderate condilion vegetation has the
greatest capacity to increase its condition {and therefore generate credits) per dollar spent.
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Homec:ead Ltrest. 2alamarder Bay

Scenario 1 Ecosystem Credit Analysis

Conservation Areas

Total credits Total credits R e
Vegetation type name Total Credits generated as generated as g lannin
9 P required funded/managed managed offset sc:eme of!f;s ot
offset (100%) (90%) (25%)
Blackbutt - Smeoosth-barkse Apple snruoby oper forast 11 1) 0 ¢]
Swezmp Mahogany swamig forzst ired flag EEC) 53 2 J C
Spoed Gum - Grey lronoark oper forest 16 0 Q 2]
Total 80 0 0 0
Scenario 1 Offse: Required
Total credits Additional | Adgitonal
. Total Credits generated as 1 Offset 2
Vegetation type name Aequilted anagealofaet Credit Status Required (9 Req(i;red
{90%) Credits/ha) Creditsha)
Blaskbutt - Smcash-narkec Aople snruoby sger forest 11 =11 1 2
Swamp Malkogary sweamp forestired flag EEC) 53 53 g 5
Zpoted Sum - Gray [ronbark open forest 10 -tE 3 2
Total BO ] -81) ] 11
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Scenario 2 Ecosystem Credit caleulation

Conservation Areas

Total credits Total credits T:;::_:::':
e N Ry Total Credits generated as generated as g lannin
g P required funded/managed managed offset P g
offiset (100%) (90%) =chemeloffzat
{25%])
11
Blsckbutt - Smeath-narkec Apple shruoby cper forest
] 1%
Swamp tMahogany swamp forsst vred ilag EEC5
18
Spoted Gum - Gray lronosr oper forest
27 0 1 ¢
Total
Scenario 2 Offset Required
Total credits Additional Additional
. Total Credits generated as . Offsat Offset
Vegetation type name required managed offset Credit Status Required (9 Required {7
(90%) Credits/ha) Credits/ha)
11 a -1 1 3
Blackbutt - Smaath-aarkse Apple snruaby cper forast
o 11 11 0 0
Swamp Mahogany swamgp forest ired flag SEC
10 2 -1e 2 2
Spoted Sum - Grey Ircnoars apen forest
27 11 -15 3 4

Total
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Homostead Street. Balamander Bay

$cenario 3 Ecosystem Credit calculation

Total credits Total credits ot “’di:
" Total Credits generated as generated as geuuag 8
FEpEt RS e required funded/managed managed offset sc’plmmﬂ:ﬂ
offset (100%
_ { ) (90%) 125%)
Blackbutt- smoath-barked apple shrubby ogen forest 0 2 2 1
Swamp mzhogany swamp forest (1] 11 10 a
Spotted Gum - Grey ironbark open forest ‘o 3 3 1
Total o 17 15 4
Sceaario 3 Offset Required
| Additional
Total credits Additional Offset
. Total Credits generated as z 3 Offset :
Vegetation type name e ek ottt Credit Status Required(9 | Required (7
(90%) Credits/ha) Credits/ha)
Blackbutt- smooth-barked apple shrubby open forest o 2 2 1} 0
Swamp mzhogany swamp forest 0 10 10 o) 0
Spotted Gum - Grey lronbark open forest o . 3 3 0 0
Total 0 15 15 -1 -4
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USTRALIA

HEAD OFFICE

Suite 4, Level 1

2-4 Mericn Street
Sutherlanc NSW 2232
T 02 8532 8800

F 02 9542 5822

CANBERRA

Level 2

11 London Circuit
Canberra ACT 2801
T0261030145
F026103 0142

COFFS HARBOUR

35 Drlanao Street

Coffs Harbour Jetty NSW 2450
T 02 6051 5484

F 02 6851 6320

WESTERN AUSTRALIA
108 String Street

Perth WA 8000

T 03 8227 1070

F 08 9227 1078

SYDNEY

Suite 004, Level 8

287 Castiereagh Street
Sydney NSW 2000

T 02 9983 0500

F 029903 0573

HUNTER

Suite 17. Level 4

19 Bolon Street
Newcastie NSW 2300
T 02 4910 0125

F 02 4010 0120

ARMIDALE

92 Taylor Street
Ammidale NSW 2350
T 02 8081 2681

F 026772 1270

WOLLONGONG

Level 2

25 Atchiscn Street
\Wollongong NSW 2500
T 02 8536 BE15

F 02 4254 egpp

ST GEORGES BASIN

8128 Islang Pont Road

St Georges Basin NSW 254D
T D2 4443 5555

F 02 4443 8855

NAROOMA

§/20 Canty Street
Narooma NS 2548
T 02 4476 1151

F 0244761161

BRISBANE

93 Boundary 3t
West End QLD 4101
T 1300 €46 131
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Residential "A"

Environment P
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PARISH: TOMAREE
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PROPOSED RECLASSIFICA TION MAP

SCALE 1:5000 @@ A3

Proposed OPERATIONA
Part Lot 51, DP 803471

Remainder of site is existing operational land.
Part Lot 598, DP 27382

Classification

LOCALITY - SOLDIERS POINT

\\,\ -

1"'
/

/S
\ Menl SrLand & Property lnimmmou 2012

. "\.P\m Smpnens Cmnal 2012
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