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1.0 Introduction

This Planning Proposal has been prepared for the subject land to seek changes to
Greater Taree Local Environmental Plan 2010 to provide for expansion of
Coopernook village over the land. The planning proposal will provide land for
primarily residential development to support services in the Coopernook village.

The proposal delivers outcomes in the area in a manner consistent with the
provisions of the Council’s local development strategies, as well as the provisions of
the Mid North Coast Regional Strategy.

The subject land is comprised of elevated cleared land which has been used for low
intensity agricultural uses in the past. The land is not subject to significant levels of
environmental constraints, with flooding over parts of the land being the key
constraint to development.

To facilitate the development of the land, a change is required to the planning
controls affecting the land under Greater Taree Local Environmental Plan 2010. The
change involves changing the zoning of parts of the land from its existing RU1 —
Primary Production to RUS5 - Village.

This planning proposal has been prepared consistent with the provisions of the
Department’s document A Guide to Preparing Planning Proposals.

1.1 Site details
The subject lands are located adjacent to the Coopernook village which is located in
the Greater Taree City local government area approximately 250km north east of

Sydney within the Mid North Coast region.

Figure 1-3 show the location of the land and area in a state, regional and local
context.
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Greater Taree
Local Government Area

Figure 1 — State Context of Taree LGA

[Source:_http://en.wikipedia.org/wiki/Local_government_areas_of_New_South_Wales#/media/Fil
e:Australia-Map-NSW-LGA-Regions.png]
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@
Coopernook
Figure 2 — Coopernook — Regional Context [Source: LPMA SIX Maps]
Figure 3 — Site in Local Context [Source: LPMA SIX Maps]
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The following information is provided to assist in identifying and describing the

subject lands.

Addresses

53 Macquarie Street and 8 West Street,
Coopernook

Real Property descriptions

Pt. Lot 1 DP 32272
Pt. Lot 2 DP 32272
Lot 9 DP 32272

Lot 48 DP 1090335

Site Area

Combined area approximately 17.6 hectares

Current Controls
Greater Taree LEP 2010

Zone - RU1 Primary Production/RU5 - Village
Subdivision Lot Size — 40 hectares/1,000m?
Floor Space Ratio — No Control

Height of Buildings — No Control/8.5m

The site is generally elevated with gradual slopes, primarily to the north, toward the
floodplain areas. Vegetation consists of grassed paddocks and scattered trees. The
vegetation on-site would be very different to what originally existed prior to the
current farming activities. There are no natural waterways or other significant

topographical features located on the site.

A section of land along the northern

boundary is identified as flood prone land.

The zone of the site is shown to the
right. It is included in the Primary
Production (RU1) zone (shown as

brown) with a small area of RU5

shown as pink).
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2.0 Objectives

The primary objective of the Planning Proposal is to provide for growth of the village
in accordance with the provisions of previous local planning strategies and the Mid
North Coast Regional Strategy. The land will provide opportunities for additional
residential development in the Coopernook Village supporting existing services and
facilities.

3.0 Explanation of provisions

To achieve the objectives, the planning proposal will amend Greater Taree Local
Environmental Plan 2010. The proposed zones and areas have been determined on
the basis of constraints identified for the land.

3.1 Zoning Changes

The planning proposal will achieve the objectives by altering the zonings over parts
of the land where appropriate and will involve changes over parts of the land from the
current RU1 zone to RU5 — Village. The RU1 zone will be retained over parts of the
land where it is subject to flooding and to provide a buffer around the adjoining
electricity substation.

3.2 Lot Size Controls

To facilitate subdivision of the land in a manner consistent with the proposed
zonings, the lot size controls over the land will be modified to provide a 1,000m? lot
size control for the RU5 zoned areas. The lot size control over the RU1 zoned area
will be subject to a 5,000m? lot size to allow for small scale agriculture, rather than as
a large residue parcel which is unlikely to be used in any sustainable manner.

3.3 Height of Buildings

The land is not currently subject to height of building controls. To facilitate building
development on the land in a manner consistent with the proposed zonings an
8.5 metre height of building control is proposed to be created over the land,
consistent with the control over the rest of the Coopernook village.

4.0 Justification

4.1 Need for the planning proposal
The following justifies the need for the planning proposal

4.1.1. Is the planning proposal a result of any strategic study/report?

Planning for village expansion at Coopernook has been the subject of Council
strategies since before 1996 when Council prepared the Rural Villages Study which
examined the potential for growth at various rural villages in the Greater Taree local
government area.

In 2005 Council prepared the Greater Taree Draft Conservation and Development
Strategy for the entire local government area. The Strategy identified the subject
land as a proposed village expansion area.
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In 2009 Council and the Coopernook Action Group prepared the Coopernook Village
Plan which was prepared to provide for the adjustment of the village following the
bypass of the Pacific Highway. The Plan identifies that residential growth in the
village is desired and identifies the subject land for village expansion (consistent with
previous strategies). The Plan recognises that village expansion and population
growth will assist in making existing commercial and public services more viable and
possibly providing for an expansion of some commercial services in the town,
revitalising its role as a rural community centre.

The village expansion in this area is the subject of ongoing strategic studies which
have consistently recommended the village expansion in the manner proposed.

4.1.2 Is the planning proposal the best means of achieving the objectives/
outcomes?

The planning proposal is the only feasible way to achieve the objectives or intended

outcomes of providing village growth at Coopernook.

4.2 Relationship to strategic planning framework

4.2.1 Is the planning proposal consistent with the applicable regional
strategy?

The proposal is consistent with the aims and objectives of the Department of

Planning and Infrastructure’s Mid North Coast Regional Strategy 2006-31.

The Mid North Coast Regional Strategy
was prepared in 2009 to guide growth
in the Mid North Coast Region. The
Strategy includes maps that identify
future urban release areas within the
region, including those areas in the
Greater Taree local government area.
The plan for the Greater Taree local
government area (map 8) identifies the
subject land as a future urban release
area.

The land does not contain any of the high environmental values identified in the
Strategy and will not cause any impacts on such areas. The village zoning of the
land will provide for future residential development that is consistent with the
character of the village and surrounding area, and is consistent with the objectives of
the Strategy for such areas.

4.2.2 Is the planning proposal consistent with a council’s local strategy/plan?
There are no local strategies or plans that have been endorsed by the Director
General. As discussed, the Council had prepared the Greater Taree Draft
Conservation and Development Strategy in 2005, but the endorsement of the
strategy was not completed. The draft Strategy identified the subject land for urban
expansion as per the map extracted from the Strategy.
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There are no local strategies
or plans that have been
endorsed by the Director
General. As discussed, the
Council had prepared the
Greater Taree Draft
Conservation and
Development Strategy in
2005, but the endorsement
of the strategy was not
completed. The draft
Strategy identified the
subject land for urban
expansion as per the map
extracted from the Strategy.

The draft Strategy does not identify environmental constraints over the land, other
than the flood prone areas in the northern parts of the site, which are addressed
through this planning proposal.

4.2.3 Is the planning proposal consistent with applicable State Environmental
Planning Policies (SEPP)?
The following provides an assessment of the applicable SEPPS.

(a) Koala Habitat Protection (SEPP 44)

In relation to rezoning of land, Clause 15 of SEPP 44 provides that Council should
survey lands within its area and determine if the land constitutes potential or core
koala habitat. The subject land is comprised completely of modified habitats and
does not contain any native vegetation communities. The tree cover over the land is
primarily exotic and introduced species, and would not comprise ‘potential koala
habitat’. In this case, no further provisions of the SEPP would be applicable to the
proposal.

(b) Remediation of Land (SEPP 55)

State Environmental Planning Policy Number 55 (SEPP 55) deals with land that is
contaminated and the requirements for remediation of that land. Clause 6 of
SEPP 55 requires that when Council is considering zoning changes it must consider
if the land is contaminated, and if contaminated, will it be suitable for the use or will
be remediated.

In relation to the subject land, it has been used for generally low intensity agricultural
uses. There is no evidence of past uses being significantly contaminating, and the
owners advise that they are not aware of any cattle dips or similar on the land. It is
possible that there may be low levels of contamination in some areas used for
treatment of stock with veterinary chemicals, such as around the cattle yards. A
preliminary investigation would be undertaken following a Gateway determination to
determine if any contaminated areas are, or are likely to be, present on the land and
whether any remediation is necessary. The results of the preliminary investigation
could then inform the final planning proposal.

Coopernook Planning Proposal Page 8
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(c) Rural Lands 2008 [SEPP (Rural Lands)]
The aim of this policy is to facilitate the orderly and economic use of rural lands. The
SEPP requires consistency with the Rural Planning Principles outlined in the SEPP,

which is provided below.

Clause 7 Principles Comment

(a) the promotion and protection of
opportunities for current and potential
productive and sustainable economic
activities in rural areas,

The subject land is not highly productive
agricultural land, but does support low intensity
agricultural uses including cattle and horse
grazing. The change of these lands from
agricultural use will not result in significant loss
of productive agricultural land or of opportunity
for sustainable rural activities.

(b) recognition of the importance of
rural lands and agriculture and the
changing nature of agriculture and of
trends, demands and issues in
agriculture in the area, region or State,

The subject land is not highly productive
agricultural land and is not important for
agricultural production in the locality.

(c) recognition of the significance of
rural land uses to the State and rural
communities, including the social and
economic benefits of rural land use and
development,

The planning proposal does not provide for the
loss of rural land uses which are important for
the social and economic benefits or rural
communities. The planning proposal provides
for growth of the Coopernook community in
accordance with the local and regional strategy
and provides for maintenance & enhancement
of services for the local community.

(d) in planning for rural lands, to
balance the social, economic and
environmental interests of the
community,

The planning proposal is balanced and
provides social and economic benefits for the
community through growth to support the
existing services within the village.

(e) the identification and protection of
natural resources, having regard to
maintaining biodiversity, the protection
of native vegetation, the importance of
water resources and avoiding
constrained land,

The planning proposal affects land which has
been completely modified from past activities
and has minimal biodiversity values, no native
vegetation communities and does not impact
on water resources.

(f) the provision of opportunities for
rural lifestyle, settlement and housing
that contribute to the social and
economic welfare of rural communities,

The planning proposal provides for housing in
a manner identified in local and regional
development strategies for the area which
adds to the social and economic welfare of the
community. Growth in the Coopernook village
is important to provide for the ongoing viability
of services which serve the local community.

(g) the consideration of impacts on
services and infrastructure and
appropriate location when providing for
rural housing,

The planning proposal will include consultation
with relevant service providers. The proposal
will have access to reticulated water and
sewer. Power and telecommunications are
available in the locality and would need to be
augmented to supply future development.

(h) ensuring consistency with any
applicable regional strategy of the
Department of Planning or any
applicable local strategy endorsed by
the Director-General.

The planning proposal is consistent with the
Mid North Coast Regional Strategy and is
identified as a future urban area in that
strategy. The proposal is consistent with the
Coopernook Village Plan which has been
prepared by Greater Taree City Council.

Coopernook Planning Proposal
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While the proposed site is zoned RU1, it is not highly productive agricultural land and
the planning proposal provides for uses which have been identified in development
strategies for the area. The proposal facilitates growth in a small village which
previously serviced the highway and represents a suitable use of land to support the
local community.

(e) Coastal Protection (SEPP 71)

This policy applies to land in the coastal zone which applies to this site. The

proposal has been assessed against the aims of the policy and was considered to be

consistent in terms of:

o the site is located approximately 11km from the coast and 500m from the
Lansdowne River. As such the proposal does not impact on coastal access,
views or processes or the marine environment

o assessments of heritage, cultural heritage and environmental values are to be
undertaken and are outlined in the relevant sections of the planning proposal

o the development form will be consistent with established development in the
Coopernook village and will maintain the character to the area.

4.2.4 Is the planning proposal consistent with Ministerial Directions (Section
117 directions)?
The following Ministerial Directions are applicable to the planning proposal:

e Direction 1.2 — Rural Zones — This subject land is zoned rural (RU1) and
involves changes in the zone to RU5 and changes to minimum subdivision
lot sizes. The objective of the Direction is to protect the agricultural
production potential of land. The proposal is identified as in the
Coopernook Village Plan 2009 and as future urban area in the Mid North
Coast Regional Strategy. The Mid North Coast Regional Strategy includes
consideration of protecting agricultural production. The proposal does not
impact on highly productive agricultural land. As the proposal is in
accordance with the Regional Strategy, the proposal can be inconsistent
with this direction.

e Direction 1.5 — Rural Lands — This applies as the land involved changes to
rural zoned land. The Direction provides that a rezoning must be consistent
with the Rural Planning Principles and Subdivision Principles contained in
State Environmental Planning Policy (Rural Lands) 2008. The Rural
Planning Principles are discussed within Section 4.2.3 of this proposal and
the associated planning report, and the proposed rezoning is consistent with
the principles. The Direction provides that a planning proposal may be
inconsistent with these requirements where it is justified by a strategy which
takes into account the objectives of the Direction. The Mid North Coast
Regional Strategy is considered to account for the Direction’s objectives
and identifies the land as future urban.

o Direction 2.1 — Environmental Protection Zones — This Direction applies
when a planning proposal is prepared. The Direction provides that a
planning proposal must facilitate protection of environmentally sensitive
areas. Given the disturbed nature of the site and surrounding areas, there
are no environmentally sensitive areas on the site which would require an
environmental protection zone.

e Direction Number 2.2 — Coastal Protection — This Direction applies to any
planning proposal prepared for land in the costal zone. The land is located

Coopernook Planning Proposal Page 10
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in the coastal zone and the Direction provides that the planning proposal
must be consistent with and give effect to the provisions of the Coastal
Policy, Coastal Design Guidelines and the Coastline Management Manual.
These documents are discussed in the accompanying Planning Report.
The proposal is considered consistent with these documents.

e Direction Number 2.3 — Heritage Conservation — This Direction applies
whenever a planning proposal is prepared and provides for the conservation
and protection of items of environment heritage and items of indigenous
heritage significance. The subject land does not contain any listed heritage
items. In relation to indigenous heritage, the Direction provides that items of
Aboriginal Heritage should be identified by an Aboriginal Heritage Survey.
An AHIMS search has been done over the land which did not identify any
Aboriginal sites or places on the land or surrounding area. The land is all
‘disturbed land’ and application of the Due Diligence Code of Practice for
the Protection of Aboriginal Objects in New South Wales would suggest that
further investigation would not be required (for Part 4 development).
Further investigation can be undertaken following a Gateway determination
if required by the Office of Environment and Heritage.

e Direction Number 3.1 — Residential Zones — This Direction applies where a
planning proposal will affect land within an existing or proposed residential
zone. The proposal affects rural zoned land but does involve the creation of
a residential zone. The Direction requires that the planning proposal:

(a) broaden the choice of building types and locations available in the
housing market, and

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

(c) reduce the consumption of land for housing and associated urban
development on the urban fringe, and

(d) be of good design.

(5) A planning proposal must, in relation to land to which this direction

applies:

(a) contain a requirement that residential development is not permitted

until land is adequately serviced (or arrangements satisfactory to the

council, or other appropriate authority, have been made to service it), and

(b) not contain provisions which will reduce the permissible residential
density of land.

The existing planning instruments and development controls that would
apply to future development of the land contain provisions consistent with
the provisions of the Direction. Greater Taree LEP 2010 includes provisions
that residential areas must be adequately serviced before subdivision may
occur. The proposal will increase permissible residential density on the
land.

e Direction Number 3.4 — Integrating Land Use and Transport — This Direction
applies as the proposal involves the creation of a residential zone. This
Direction requires Council to give effect to policies aimed at improving
transport oriented design in urban areas. In the case of the subject land,
the housing is in a small village with limited access to public transport. A
bus service connects the village with Taree and Harrington and runs three
(3) times a day. The subject site is located within 100 metres of this bus
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route, providing alternatives to cars for transport. In addition, the Direction
provides that a planning proposal can be inconsistent with the Direction
where it is consistent with a regional strategy (such as the Mid North Coast
Regional Strategy).

e Direction Number 4.1 — Acid Sulfate Soils — This Direction applies where
land to which the planning proposal applies has a probability of containing
acid sulphate soils. The land is identified as Class 5 on the Planning maps
which do not have a probability of containing Acid Sulfate Soils but are
located within 500 metres of lands with a probability of containing Acid
Sulfate Soils. As such, this Direction would not be applicable to this
proposal.

e Direction 4.3 — Flood Prone Land - This Direction applies as part of the
subject site is identified as flood prone. The Direction applies when a
planning proposal creates, removes or alters a zone or provision that effects
flood prone land. The proposal would retain flood prone parts of the site in
the RU1 zone. Minimum Subdivision Lot Sizes may alter to allow a smaller
allotments size, however, it would not introduce the opportunity for
significant development in the flood prone parts of the site. Future
development of these areas would be subject to the provisions of Council’'s
Development Control Plans which includes flooding controls developed
under the Floodplain Development Manual.

e Direction Number 5.1 — Implementation of Regional Strategies — This
Direction provides that a planning proposal must be consistent with the Mid
North Coast Regional Strategy. This document is discussed within this
report, and the proposal is consistent with the Strategy. The land is
identified as future residential land within the maps that accompany the
Strategy.

5.0 Environmental, social and economic impacts

5.1 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 subject land is all highly disturbed and modified lands that do not contain native
vegetation communities or significant habitat features. The land is used for low
intensity grazing purposes and the vegetation on the site is almost entirely comprised
of introduced pasture species, as well as planted exotic trees in the gardens around
the existing dwelling. The subject lands are not identified as critical habitat and it is
highly unlikely that the proposal would impact on threatened species, populations,
ecological communities or their habitats.

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

The Planning Report accompanying the Planning Proposal has examined the likely

environmental effects that would result from development of the land. Given the

disturbed nature of the land and the previous use, few significant environmental

constraints have been identified for the land. In relation to the issues identified, the

following brief discussion is provided:
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« Visual — The subject site is not highly visible in the surrounding visual
catchment. The development outcomes that could result from the planning
proposal are consistent with the village character of the area.

« Soils — The site is not mapped as having potential for Acid Sulfate Soils to be
present. As discussed in relation to SEPP 55, there is potential that some
minor soil contamination may exist.  This will be investigated and
appropriately treated to prevent impact to the surrounding environment.

. Stormwater — The proposed development will generate increased stormwater
run-off from the land. Future subdivision of the land can provide a suitable
stormwater drainage system with controls to control flows and water quality.

. Traffic — The proposed subdivision will increase traffic generated from the
land. The proposal includes new connections to the existing village streets.
Given the low volume of traffic likely to be generated, and the capacity of the
existing streets, the proposal is unlikely to impact significantly on traffic in the
village.

The subject site does adjoin an electricity substation, and consultation with Essential
Energy determined that they required a buffer around the substation. This area has
been retained within the RU1 zone.

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

The proposal is expected to generally create positive social and economic effects.
The planning proposal provides for village growth in the Coopernook area which has
been identified as important in the ongoing sustainability of Coopernook as a rural
community. The growth in the village has been identified as important to provide for
the ongoing viability of the existing businesses and services within the village,
especially since the bypass of the highway and the loss to the local economy that
occurred with the loss of significant highway trade. The planning proposal therefore
provides positive social and economic impacts for the local community. The growth
of the village as proposed, was identified in the Coopernook Village Plan prepared by
the community is conjunction with Council.

The subject land is adjacent to existing heritage items, as well as near an existing
heritage conservation area. The concept subdivision layout shows that the lot sizes
and shapes generally maintain a village character for the area and allow
development which will maintain a village setting for the heritage items and
conservation area. The proposed lot size controls and village zoning will act to
ensure outcomes on the land maintain the village character, while the Council’'s DCP
and Character Statements for Coopernook will ensure future built forms on the land
respect the established village character of the Coopernook village.

The land is highly disturbed and due diligence investigations suggest that there is a
low likelihood of the presence of Aboriginal cultural heritage items on the land.
Further investigation of Aboriginal cultural heritage significance can be carried out
following a Gateway determination, or during the development application process.

6.0 State and Commonwealth interests

6.1 Is there adequate public infrastructure for the planning proposal?

The proposal provides for a small amount of village expansion and does not involve a
significant population increase. These small increases, however, have been
identified as important to support existing public services and infrastructure in the
area such as schools and other village services.

Coopernook Planning Proposal Page 13
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Service infrastructure required for the proposed subdivision will be for water, sewer,
electricity and telecommunications. Water and sewer will be provided by MidCoast
Water’s reticulated water and sewerage systems for the Coopernook village. The
water and sewer strategies for the Coopernook Scheme provide for servicing of the
subject land, with an allowance made for 100 ETs from the subject land. The
concept subdivision layout provides for 87 lots (ET’'s) and is within the planned
capacity by the service provider. The site adjoins the zone substation and will have
excellent access to electricity services, subject to necessary augmentation and
reticulation in construction. Telephone services are available in the area and can be
extended to future subdivision on the land.

6.2 What are the views of State and Commonwealth public authorities
consulted in accordance with the Gateway determination?

In preparation of the draft planning proposal, consultation has occurred with Essential

Energy who has sought the creation of the buffer around the existing substation for

‘Earth Potential Rise’, but do not want this area included in a land reserve acquisition

layer. It was acknowledged, that roads could be constructed through this area.

Additional consultation proposed after the Gateway determination includes:

e Essential Energy

o Department of Education in relation to the adjoining public school.

¢ Office of Environment and Heritage with regard to Aboriginal cultural
assessment

7.0 Mapping

Mapping has been prepared for the planning proposal as shown below. Maps
consistent with the LEP will be prepared for exhibition.

Proposed Zoning
RU1 (Primary
Production) to

RUS5 (Village)
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Proposed
Subdivision Lot
Size

1,000m’ and
5,000m?

Proposed Height of
Buildings Map -
8.5m
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8.0 Community Consultation

No community consultation has been undertaken at this stage.

The Gateway

determination will specify the community consultation that must be undertaken for the
planning proposal. It is considered appropriate that the planning proposal be placed
on exhibition for 28 days following the Gateway determination, being Council’s
standard minimum rezoning exhibition period.

9.0 Project Timeline

The project timeline below will be followed for the Planning Proposal.

Task Responsibility Timeframe | Date (approx)

Draft Planning Proposal reported Greater Taree City June 2015

to Council for consideration Council

Lodgement of Planning Proposal Greater Taree City July 2015

for Gateway Determination Councll

Gateway Determination Minister for Planning and | 4 weeks August 2015
Environment

Additional investigations and Proponent/Greater Taree | 12 weeks December 2015

assessments prepared and City Council

consultation undertaken

Public Exhibition of Planning Greater Taree City Minimum January 2016

Proposal Councll 28 days

Final Planning Proposal reported to | Greater Taree City 4 weeks March 2016

Council Councll

Making of Local Environmental Greater Taree City 6-8 weeks May 2016

Plan Council (delegation)
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Attachment A

Planning Report
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1. PRELIMINARY

1.1 Introduction

Coastplan Group Pty Ltd has been commissioned to prepare this submission and a
planning proposal to Greater Taree City Council to seek an alteration of zoning over the
subject land to permit residential development on the land in line with outcomes
envisaged in the Coopernook Village Plan 2009 and the Mid North Coast Regional
Strategy.

This report provides:

o an analysis of the site and surrounding area;

o a description of outcomes sought for the land;

o a detail of key issues relating to the subject land; and

o justification for the alteration of the land use zones applying to the land on the

basis of this analysis.

1.2 Objectives of the Report

This report has been prepared to provide information on the land and the project to
decision-makers and the public. The following objectives for the report and associated

analysis have been formulated:

a) To provide a description of the land and surrounding locality that allows the
application of relevant planning instruments and environmental criteria.

b) To provide a description of the future development likely for the land in a manner
that allows the application of relevant planning instruments and environmental
criteria.

c) To review relevant planning instruments and policies, and discuss their
application to the land and potential future development.

d) To use available information on the land to discuss key environmental aspects of

the land and potential constraints to development.
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1.3 Outline of the Report

The report has been structured to provide information as outlined in the objectives.

o Section 1 — Introduction detailing the purpose of the report and the history of
the site.

o Section 2 — Site and Surrounding Area Description provides a description of
the subject land and surrounding area.

o Section 3 - Description of Development Outcomes Sought provides a
description of outcomes for the land.

o Section 4 — Planning Context provides a review of relevant planning legislation,
planning instruments, policies and strategies that are relevant to the land and
future proposals.

o Section 5 — Environmental Issues/Constraints provides a discussion of key
environmental issues associated with the land and likely future development.

o Section 6 - Justification of Rezoning provides discussion on proposed
outcomes in terms of the planning context, environmental issues and community
outcomes.

o Section 7 — Conclusion provides a summary of the findings.
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2. SITE & SURROUNDING AREA DESCRIPTION
2.1 Site Details

The subject lands are identified as:

« Pt Lot1 DP 32272 — 2.023 hectares
« Pt Lot2 DP 32272 — 4.856 hectares
« Lot 9 DP 32272 - 607m?

o Lot48 DP 1090335 — 10.71 hectares

The site is located adjacent to the Coopernook village and has frontages to both
Macquarie Street and West Street. The lots have a combined area of approximately
17.6 hectares. The land is zoned RU1 — Primary Production and RU5 - Village under
Greater Taree Local Environmental Plan 2010.

The land adjoins areas zoned RUS5 — Village to the east, which is the existing residential
areas of Coopernook Village. Other surrounding lands are zoned RU1 — Primary
Production.

A site locality plan is provided in Figures 1 and 2.
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4

Figure 1 — Site Locality Plan (Zoning) [Source: GTCC Exponare]
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Figure 2 — Site Locality Plan (Satellite) [Source: LPMA SIX Maps]

2.2 Topography
The topography of the lands is generally described as undulating land with gradual
slopes draining in all directions. The slopes over the land vary from approximately 2° to

approximately 6°.

There are small ephemeral gullies that drain to the north and south, with water shed to
surrounding levels areas (in adjoining lands) drained to the Lansdowne River via a
series of constructed drains established as part of agricultural improvements for those
lands. The south eastern parts of the property drain to the Council drainage system in

Macquarie Street.
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2.3 Vegetation

Vegetation types and coverage over the land have been significantly influenced by
occupation and use of the land for agricultural and rural residential purposes. The
vegetation over the land is entirely comprised of modified land containing agricultural
grazing lands with primarily introduced pasture species and managed gardens around

the existing dwelling.

There are a few trees existing on the land, and these are primarily located around the
dwelling located on Pt. Lot 2. The trees around the dwelling are primarily comprised of
some large fig trees and a number of non-indigenous species, including pine species,
bamboo, Camphor Laurels and palms. In addition, there are a couple of isolated
indigenous eucalypt species located in the grazing areas. The site does not contain any
native vegetation communities and instead is comprised of marginal grazing

communities disturbed from past activities.

The following photographs show the vegetation over the subject site.

Typical cleared grazing land in northern parts of the site
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Typical cleared grazing land in western parts of the site

Typical cleared grazing land in southern parts of the site (note regrowth vegetation is on adjoining
land)
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Looking across grazing land to dwelling and gardens from eastern parts of site

Exotic species along entrance driveway including bamboo, pine sp. and Camphor Laurel
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Exotic species along entrance driveway including bamboo, pine sp. and Camphor Laurel

Adjoining lands to the north and west are comprised of similar rural lands with cleared
grazing areas domination. Land to the south is occupied by the Coopernook Public
School and land to the east is occupied by residential development of Coopernook

township.

2.4 Existing Development/Use

The subject lots are used for rural living and extensive agricultural uses. The land was
formerly operated as part of a dairy use, but does not include the highly productive
floodplain areas which had the high production values. The property is used for grazing
of beef cattle to supplement other incomes and is not a highly productive commercial

farming venture.

The adjoining lands to the north and west are utilised for agricultural purposes and
include large areas of river flats which are utilised for dairy production. The land to the
south is used for community purposes (primary school), while land to the east is utilised
for community (church) uses, residential uses (dwellings in the Coopernook township)

and infrastructure (electricity substation).
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2.5 Access

Existing vehicular access to the site is available from Macquarie Street via an existing
gravel driveway that provides vehicular access to the dwelling house and associated
buildings that exist there. The site also has two (2) frontages to West Street and farm

gate accesses also exist to this frontage.

The Coopernook public road system provides access to the adjoining properties and a
private road runs adjacent to the northern boundary of the site, providing access to the

farm that operates on the adjoining land.

2.6 Services

Reticulated water, sewer, electricity and telecommunications are available to the land,

with services provided within the adjoining village zoned areas of Coopernook.
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3. DESCRIPTION OF DEVELOPMENT OUTCOMES
SOUGHT

The purpose of the planning proposal is to provide for residential development of the
subject land in a manner consistent with the outcomes envisaged by the Coopernook

Village Plan and the Mid North Coast Regional Strategy.

3.1 Residential Development

The planning proposal seeks to identify large areas of the site for residential
development forms. The areas likely to be identified for these landforms would include
the entire site, other than those areas excluded due to constraints imposed on the land

because of flooding.

The zone used would most likely for these areas would be the RU5-Village Zone which
is consistent with the zoning of the remainder of the Coopernook township. The
Planning Proposal would also include the imposition of development standards over the

RUS5 zoned areas, including:

« Minimum Subdivision Lot Size — 1,000m?

« Height of Buildings — 8.5 metres

3.2 Retained Rural Zoning

There are parts of the site that are constrained for residential development due to

flooding hazards. These areas would be retained in the RU1 — Primary Production zone.

The lots size control for these areas would be 5,000m2
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4. PLANNING CONTEXT

4.1 State Planning Documents

There are a number of Acts of State Parliament, State Environmental Planning Policies

and General Policies which are relevant in consideration of the use of the land.

411 Section 117 Directions

Section 117 Directions are directions given by the Minister regulating the undertaking of
certain functions under the Environmental Planning and Assessment Act 1979. The
Directions apply when Council is preparing a planning proposal. The following

Directions are relevant to the planning proposal over the land.

e Direction 1.2 — Rural Zones — This subject land is zoned rural (RU1) and

involves changes to the zone to RU5 and R5. The provisions of the Direction
provide that land zoned rural must not be rezoned to a residential, business,
industrial, village or tourist zone unless it is supported by a local or regional
strategy, which considers the objectives of the Direction, or is a proposal of
minor significance. The objective of the Direction is to protect the agricultural
production potential of land. The proposal is identified as in the Coopernook
Village Plan 2009 and as future urban area in the Mid North Coast Regional
Strategy. The Mod North Coast Regional Strategy includes consideration of
protecting agricultural production. The proposal does not impact on highly
productive agricultural land. As the proposal is in accordance with the Regional

Strategy, the proposal can be inconsistent with this direction.

o Direction 1.5 — Rural Lands — This applies as the land involves changes to rural

zoned land. The Direction provides that a rezoning must be consistent with the
Rural Planning Principles and Subdivision Principles contained in State
Environmental Planning Policy (Rural Lands) 2008. The Rural Planning
Principles are discussed within this report, and the proposed rezoning is
consistent with the principles. The Direction provides that a planning proposal
may be inconsistent with these requirements where it is justified by a strategy
which takes into account the objectives of the Direction. The Mid North Coast
Regional Strategy is considered to account for the directions objectives and

identifies the land as future urban.
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e Direction 2.1 — Environmental Protection Zones — This Direction applies when a

planning proposal is prepared. The Direction provides that a planning proposal
must facilitate protection of environmentally sensitive areas. Given the
disturbed nature of the site and surrounding areas, there are no
environmentally sensitive areas on the site which would require an

environmental protection zone.

e Direction Number 2.2 — Coastal Protection — This Direction applies to any

planning proposal prepared for land in the costal zone. The land is located in
the coastal zone and the Direction provides that the planning proposal must be
consistent with and give effect to the provisions of the Coastal Policy, Coastal
Design Guidelines and the Coastline Management Manual. These documents
are discussed below in relation to the proposal. The proposal is considered

consistent with these documents.

e Direction Number 2.3 — Heritage Conservation — This Direction applies

whenever a planning proposal is prepared and provides for the conservation
and protection of items of environment heritage and items of indigenous
heritage significance. The subject land does not contain any listed heritage
items. In relation to indigenous heritage, the Direction provides that items of
Aboriginal Heritage should be identified by an Aboriginal Heritage Survey. An
AHIMS search has been done over the land which did not identify any
Aboriginal sites or places on the land or surrounding area. The land is all
‘disturbed land’ and application of the Due Diligence Code of Practice for the
Protection of Aboriginal Objects in New South Wales would suggest that further

investigation would not be required (for Part 4 development).

e Direction Number 3.1 — Residential Zones — This Direction applies where a

planning proposal will affect land within an existing or proposed residential
zone. The proposal affects rural zoned land but does involve the creation of a

residential zone. The Direction requires that the planning proposal:

(a) broaden the choice of building types and locations available in the
housing market, and
(b) make more efficient use of existing infrastructure and services, and
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(c) reduce the consumption of land for housing and associated urban
development on the urban fringe, and
(d) be of good design.

(5) A planning proposal must, in relation to land to which this direction

applies:

(a) contain a requirement that residential development is not permitted until

land is adequately serviced (or arrangements satisfactory to the council, or

other appropriate authority, have been made to service it), and

(b) not contain provisions which will reduce the permissible residential density
of land.

The existing planning instruments and development controls that would apply
to future development of the land contain provisions consistent with the
provisions of the Direction. Greater Taree LEP 2010 includes provisions that
residential areas must be adequately serviced before subdivision may occur.

The proposal will increase permissible residential density on the land.

e Direction Number 3.4 — Integrating Land Use and Transport — This Direction

applies as the proposal involves the creation of a residential zone. This
Direction requires Council to give effect to policies aimed at improving transport
oriented design in urban areas. In the case of the subject land, the housing is
in a small village with limited access to public transport. A bus service
connects the village with Taree and Harrington and runs three (3) times a day.
The subject site is located within 100 metres of this bus route, providing
alternatives to cars for transport. In addition, the Direction provides that a
planning proposal can be inconsistent with the Direction where it is consistent

with a regional strategy (such as the Mid North Coast regional; Strategy).

e Direction Number 4.1 — Acid Sulfate Soils — This Direction applies where land

to which the planning proposal applies has a probability of containing acid
sulphate soils. The land is identified as Class 5 on the Planning maps which do
not have a probability of containing Acid Sulfate Soils but are located within 500
metres of lands with a probability of containing Acid Sulfate Soils. As such, this

Direction would not be applicable to this proposal.
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e Direction 4.3 — Flood Prone Land - This Direction applies as part of the subject

site is identified as flood prone. The Direction applies when a planning
proposal creates, removes or alters a zone or provision that effects flood prone
land. The proposal would place flood prone parts of the site in the R5 zone
with areas provided so that each lot may contain a dwelling above the 1% flood
level. Zone provisions may alter to allow a smaller allotments size, however, it
would not introduce the opportunity for additional development in the flood
prone parts of the site. The planning proposal would provide outcomes
consistent with the Floodplain Development Manual, and would be consistent

with the requirements of the Direction.

e Direction Number 5.1 — Implementation of Reqgional Strategies — This Direction

provides that a planning proposal must be consistent with the Mid North Coast
Regional Strategy. This document is discussed within this report, and the
proposal is consistent with the Strategy. The land is identified as future

residential land within the maps that accompany the Strategy.

4.1.2 State Environmental Planning Policy Number 44 — Koala Habitat
Protection (SEPP 44)

This policy was prepared in 1988 with an aim of conserving and managing koala habitat
in NSW. The aim of the policy is to encourage the proper conservation and
management of areas of natural vegetation that provide habitat for koalas to ensure a
permanent free-living population over their present range and reverse the current trend

of koala population decline.

In relation to rezoning of land, Clause 15 of SEPP 44 provides that Council should
survey lands within its area and determine if land constitutes potential or core koala
habitat. The subject land is comprised completely of modified habitats and does not
contain any native vegetation communities. The tree cover over the land is primarily
exotic and introduced species and would not comprise ‘potential koala habitat’. In this

case no further provisions of the SEPP would be applicable to the proposal.
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4.1.3 State Environmental Planning Policy Number 55 — Remediation

of Land
State Environmental Planning Policy Number 55 (SEPP 55) deals with land that is

contaminated and the requirements for remediation of that land. Clause 6 of SEPP 55
requires that when Council is considering a zoning changes it must consider if the land is

contaminated, and if contaminated will it be suitable for the use or will be remediated.

In relation to the subject land, it has been used for generally low intensity agricultural
uses. There is no evidence of past uses being significantly contaminating, and the
owners advise that they are not aware of any cattle dips or similar on the land. It is
possible that there may be low levels of contamination in some areas used for treatment
of stock with veterinary chemicals, such as around the cattle yards. A preliminary
investigation would be undertaken following a Gateway determination to determine if any
contaminated areas are or are likely to be present on the land, and whether any
remediation is necessary. The results of the preliminary investigation could then inform

the final planning proposal.

4.1.4 State Environmental Planning Policy (Rural Lands) 2008 [SEPP
(Rural Lands)]

As discussed in relation to Section 117 Direction 1.5, the proposal is consistent with the
Rural Planning Principles contained within SEPP (Rural Lands). The following compares

the proposal to the Rural Planning Principles within the SEPP.

Clause 7 Principles Comment

(a) the promotion and protection of The subject land is not highly productive
opportunities for current and potential agricultural land, but does support low intensity
productive and sustainable economic agricultural uses including cattle and horse
activities in rural areas, grazing. The change of these lands from

agricultural use will not result in significant loss
of productive agricultural land or of opportunity
for sustainable rural activities.

(b) recognition of the importance of rural | The subject land is not highly productive
lands and agriculture and the changing agricultural land and is not important for
nature of agriculture and of trends, agricultural production in the locality.

demands and issues in agriculture in the
area, region or State,
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Clause 7 Principles Comment

(c) recognition of the significance of rural
land uses to the State and rural
communities, including the social and
economic benefits of rural land use and
development,

The planning proposal does not provide for the
loss of rural land uses which are important for
the social and economic benefits or rural
communities. The planning proposal provides
for growth of the Coopernook community in
accordance with the local and regional strategy

and provides for maintenance and
enhancement of services for the local
community.

(d) in planning for rural lands, to balance
the social, economic and environmental
interests of the community,

The planning proposal is balanced and provides
social and economic benefits for the community
through growth to support the existing services
within the village.

(e) the identification and protection of
natural resources, having regard to
maintaining biodiversity, the protection of
native vegetation, the importance of water
resources and avoiding constrained land,

The planning proposal affects land which has
been completely modified from past activities
and has minimal biodiversity values, no native
vegetation communities and does not impact on
water resources.

(f) the provision of opportunities for rural
lifestyle, settlement and housing that
contribute to the social and economic
welfare of rural communities,

The planning proposal provides for housing in a
manner identified in local and regional
development strategies for the area which adds
to the social and economic welfare of the
community. Growth in the Coopernook village
is important to provide for the ongoing viability
of services which serve the local community.

(g) the consideration of impacts on
services and infrastructure and
appropriate location when providing for
rural housing,

The planning proposal will include consultation
with relevant service providers. The proposal
will have access to reticulated water and sewer.
Power and telecommunications are available in
the locality and would need to be augmented to
supply future development.

(h) ensuring consistency with any
applicable regional strategy of the
Department of Planning or any applicable
local strategy endorsed by the Director-
General.

The planning proposal is consistent with the Mid
North Coast Regional Strategy and is identified
as a future urban area in that strategy. The
proposal is consistent with the Coopernook
Village Plan which has been prepared by
Greater Taree City Council.

While the proposed site is zoned RU1, it is not highly productive agricultural land and the

planning proposal provides for uses which have been identified in development

strategies for the area.

The proposal facilitates growth in a small village which

previously serviced the highway and represents a suitable use of land to support the

local community.
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4.1.5 State Environmental Planning Policy Number 71 - Coastal
Protection (SEPP 71)

SEPP 71 applies to land within the Coastal Zone and provides considerations for
Council when preparing a planning proposal. Clause 8 of the SEPP provides matters to
be considered. The following table examines the matters in relation to the subject

planning proposal:

Table 1 - SEPP 71, Part 2, Clause 8 — Matters for Consideration

8(a) The planning proposal is considered to be consistent with the aims
of SEPP 71, as referred to in Clause 2.

8(b) The planning proposal will not impact on public access
arrangements to the existing coastal foreshore.

8(c) The planning proposal will not interfere with existing opportunities
to provide public access to the coastal foreshore.

8(d) The planning proposal provides for a village expansion as identified
in the regional and local strategies. The development of the area
will be carried out in a manner that is consistent with the
established village character and will be suitable for the location.

8(e) The planning proposal will not involve any shading impacts onto, or
affect any views between, public places and the foreshore.

8(f) The planning proposal involves an area which is not visually
prominent or significant in the context of the NSW Coast.
Development of the land would not impact on the scenic quality of
the NSW Coast.

8(9) The proposal will not have a significant impact on Threatened
species, populations or ecological communities or their habitats
within the locality.

8(h) The proposal will not impact on fish or aquatic habitats.
8(i) The proposal is unlikely to impact on wildlife corridors.
8(j) The land is located in a consolidated hillside away from the active

beachfront and is not subject to coastal processes.

8(k) There are no land/water based conflict issues associated with the
land.
8(l) The proposed development has limited ability to impact on any

known archaeological material. An AHIMS Search of the site and
surrounding area has not identified any Aboriginal places or sites.
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Table 1 - SEPP 71, Part 2, Clause 8 — Matters for Consideration

8(m) The planning proposal will not have any impacts on Coastal Water
Quality. Stormwater disposal of future development will be carried
out to Council requirements to ensure coastal water quality is not
degraded.

8(n) The subject site does not contain items of heritage significance and
is not located in a heritage conservation area. The site adjoins
several heritage items and future development will need to be
carried out in a manner that is consistent with the desired village
character which assists in preserving the character and setting
around the heritage items

8(0) The planning proposal provides for village growth in an area on the
fringe of the village which is within service areas and which is within
identified growth limits for the village.

8(p)(i) Not Applicable

8(p)(ii) Not Applicable.

4.1.6 NSW Coastal Policy

The subject lands are mapped as being located within the Coastal Zone of NSW. As
such, the provisions of the NSW Coastal Policy are relevant to the site. The NSW
Coastal Policy is a broad policy for the Coastal Zone in New South Wales. Relevant to
the principles of the Coastal Policy, village use of the land will not compromise the
natural values of the area and development outcomes will be consistent with the
character of the existing village and surrounding area. The Coastal Policy lists a series
of goals, objectives and actions for development in the coastal zone. Village use of the
land is of low scale, compatible with the development and use of land in the locality.
Village use of this land is consistent with the goals, objectives and actions of the Coastal

Policy.

4.1.7 NSW Coastal Design Guidelines

Urban development of the subject land will not be contrary to the aims and strategic
actions of the NSW Coastal Policy. The site location and potential development
outcomes are consistent with the NSW Coastal Design Guidelines. The village of
Coopernook can be described as an Inland Coastal Centre. Like the issues raised in the

guidelines, Coopernook has limited services and facilities and growth can help maintain

Planning Report - Part Lots 1 & 2 and Lot 9 DP 32272 and Lot 48 DP 1090335
Macquarie and West Streets, Coopernook (13026) Page 19



Staff Report 4 - Attachment (i)

© Coastplan Group Pty Ltd

and enhance these services. In the case of Coopernook, the realignment of the highway
to bypass the village has minimised the highway service functions that previously existed
and changed the economic structure of the town. The design guidelines recognise the
potential for growth in these areas, and provides objectives for expansion. In regard to

these matters, the following is noted:

= The concept subdivision delivers a village outcome consistent with the
established character of the village.

= Appropriate controls can be put in place to protect village character in terms of lot
size, building heights etc.

= The land is not visually significant.

= Parts of the land are subject to flooding impacts, however, these areas are not
proposed to be utilised for residential use.

= Future built forms can be made appropriate for the character of the area.

Council’'s DCP already includes character statements.

4.1.8 NSW Coastline Management Manual

The NSW Coastline Management Manual deals with management of specific coastal
processes such as erosion, inundation and recession of coastal foreshore areas. The
subject land is elevated and is not located in proximity to any areas subject to these
coastal processes. Development of this land would therefore be consistent with the

Manual.

4.1.9 Environmental Protection and Biodiversity Conservation Act
1999

Activities that are likely to have a significant impact on a matter of national environmental
significance (NES) are subject to a rigorous assessment and approval process under the
Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act).

The matters of NES identified as triggers for the assessment regime under the EPBC Act

are:

=  World heritage properties;
= RAMSAR wetlands;

= Nationally threatened species and ecological communities;
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= Migratory species;
=  Commonwealth marine areas; and

» Nuclear actions (including uranium mining).

The first stage of assessment under the EPBC Act involves determining whether the
action is likely to significantly impact on matters of NES. Referral to the Minister is only
required where the activity is one which is likely to significantly impact on matters of
NES.

A search was undertaken for the land and surrounding area using the EPBC Act
Protected Matters search function on the Department of Sustainability, Environment,

Water, Population and Communities website.

Assessment for this activity includes an analysis of the works in relation to the NES

matters. This has been undertaken and documented in Table .

Table 2: Analysis of the works in relation to the NES matters

NES Matter Assessment Comment

World heritage properties The EPBC Protected Matters search did not reveal any World
Heritage Properties on the site or surrounding area.

RAMSAR wetlands The proposed activity will have no impact on any RAMSAR
wetland.

Nationally threatened species | The Protected Matters Search identified 1 Endangered
and ecological communities Ecological Community and 21 listed Threatened Species that
may occur in the area. The site does not contain the EEC
identified and has limited habitat values for the potential
Threatened Species identified.

Migratory species The protected matters search identified 13 migratory species
that may utilise habitats in the area. The site is unlikely to
provide significant habitat resources to these migratory
species.

Commonwealth marine areas The proposed activity will not have any impact on
Commonwealth marine area(s).

4.2 Regional Planning Documents

4.2.1 Mid North Coast Regional Strategy
The Mid North Coast Regional Strategy was prepared in 2009 to guide growth in the Mid
North Coast Region. The Strategy includes maps that identify future urban release

areas within the region, including those areas in the Greater Taree local government
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area. The plan for the Greater Taree local government area (map 8) identifies the

subject land as a future urban release area. An extract from the map is provided below:

Subject Site

Figure 3 — Extract from Mid North Coast Regional Strategy

[Source: http://www.planning.nsw.gov.au/plansforaction/pdf/mncrs map growtharea 08 greatertaree.pdf ]

The land does not contain any of the high environmental values identified in the Strategy
and will not cause any impacts on such areas. The village zoning of the land will provide
for future residential development that is consistent with the character of the village and
surrounding area and is consistent with settlement principles and with the objectives of

the strategy for such areas.

Village expansion over the subject land would be consistent with the Mid North Coast

Regional Strategy.
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4.3 Local Planning Documents

4.3.1 Greater Taree Local Environmental Plan 2010

The subject land is zoned RU1 — Primary Production under the provisions of Greater
Taree Local Environmental Plan 2010 (LEP 2010). The RU1 zone has a primary
purpose of providing land for productive agriculture, preserving rural landscapes and
maintaining flora and fauna outcomes. The subject land is not highly productive
agricultural land and does not contain any significant landscape features or ecological

values.

The proposal would involve the creation of RU5 — Village zones over parts of the land
that are identified as suitable. The RU5 zone is a zone primarily for the establishment of
housing at low densities, as well as services and facilities to serve that housing. The
land is identified for future village expansion within local and regional strategies that
affect the land. The RUS5 areas will generally be limited to parts of the land that are

capable for residential use having regard to constraints over the land (primarily flooding).

Other parts of the site which are subject to flooding would have an R5 zoning, restricting
residential uses on the land, but potentially allowing the land to be used for small scale

rural residential activities.

In addition to zoning over the land, the planning proposal will also create new/additional
development controls over the land under LEP 2010. Final controls will be subject to the
final planning proposal, however, it is likely that the areas that the land will be subject to
the following development controls which are typical within surrounding area and local

government area generally.

. Minimum Subdivision Lot size — 1,000m* (RU5) & . 5,000m? (R5)
. Height of Buildings — 8.5 metres.

4.3.2 Greater Taree Development Control Plan 2010

This Development Control Plan (DCP) would only be relevant to development on the
land following rezoning. The principles within the DCP, however, have been examined
as evidence that the outcomes facilitated by the proposal would be consistent with the

Council‘s objectives and controls for development of land.
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In relation to the DCP, the following observations are relevant and show the proposal

would be consistent with the DCP outcomes:

" Part B of the DCP deals with Character Statements for the different areas of
the Greater Taree local government area. The DCP includes a character
statement for the Coopernook area. The subject land is included in the
‘Study Area’ but is not currently mapped in the three (3) precincts of the
Character Statement. It is likely that following its rezoning, the land would be
part of the Village Living Area and would be subject to the requirements for

that precinct.

Future Character of the residential development on the land would respect

the desired character detailed in the plan with the following features:

« Large village lots for housing with large open space areas.

« Larger setbacks with verandas addressing the street frontage.

« Lightweight building materials such as timber floors, clad walls and
sheet metal roofing should be utilised.

« Large areas of yard and setbacks will be provided in dwelling siting.

. Part C of the DCP provides the subdivision requirements and controls. The
proposal could be undertaken in a manner consistent with these controls,

including the following:

o New roads would be required for the subdivision which would be
designed/constructed to meet Council’s standard.

o The slope of the land is generally considered suitable for residential
occupation and use.

o The site is naturally drained and controls for control of flows and
conveyance of those flows will be required on the land.

o The site does not contain significant environmental constraints.

o Flood prone areas of the site will not be utilised for housing.

o There are no heritage items on the land. The site does adjoin two (2)

heritage items and is near the heritage conservation area that exists on
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the land. Future development would need to be undertaken in a manner
sensitive to the heritage values of these items.
o Future lot sizes will be consistent with the controls imposed under the
LEP.
. Part H of the DCP deals with residential requirements. Future housing could

be carried out in a manner consistent with the relevant DCP controls.

4.3.3 Coopernook Village Plan 2009
The Coopernook Village Plan 2009 was prepared by Greater Taree City Council and the

Coopernook Action Group. The report was prepared following the bypass of the
highway in 2006 and the impact this has had upon existing businesses in the village and
the decline of those areas of the village which were reliant upon highway trade. The

plan was prepared to:

. Capitalise the existing assets of Coopernook.
« Promote improvements to the village.

» Revitalise its existence as a rural community.
« Consolidate its value for existing residents.

« Recognise potential as a tourist destination.

The plan is based on community surveys and examination of the features of the
township. The plan identifies that residential growth in the village is desired and
identifies the subject land for village expansion (consistent with previous strategies).
The plan recognises that village expansion and population growth will assist in making
existing commercial and public services more viable and possibly providing for an
expansion of some commercial services in the town, revitalising its role as a rural

community centre.

4.3.4 Greater Taree Draft Conservation and Development Strategy
2005

This draft strategy was prepared for the entire local government area of Greater Taree.
This strategy has not been endorsed by the Department of Planning. The following

excerpt has been provided from the draft Strategy describing its purpose:

Planning Report - Part Lots 1 & 2 and Lot 9 DP 32272 and Lot 48 DP 1090335
Macquarie and West Streets, Coopernook (13026) Page 25



Staff Report 4 - Attachment (i)

© Coastplan Group Pty Ltd

The strategy develops a vision and a set of strategies for the Greater Taree LGA
and how it relates to its surrounding areas to ensure that conservation and

development are balanced for a sustainable future.
The draft Strategy reviews the physical, social and economic features of the area, and
discusses development and conservation issues arising from the features. The draft
Strategy discusses options for growth and then outlines the preferred strategy for growth

of the area.

The following map shows the areas identified in the draft Strategy.

Figure 4 — Coopernook Village Expansion Areas [Source: GTCC CADS]

The subject land forms the southern village expansion area identified in the strategy.

The draft Strategy does not identify environmental constraints over the land, other than

the flood prone areas in the northern parts of the site.
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5. ENVIRONMENTAL CONSTRAINTS/OPPORTUNITIES

The subject site is not subject to significant environmental constraints, other than the

areas subject to flooding in the northern parts of the land.

5.1 Context and Setting

The subject site is located on elevated land but is not visually prominent in a local or
regional context. The site is not highly visible from public areas due to the screening
effect of existing vegetation, topography and other development. The existing hillside is
partly visible from parts of Macquarie and West Streets but is not considered visually

prominent in this area.

Future development will provide low scale village housing in this area which will provide
a visual outcome similar to the existing village areas. The existing electricity substation
is not a visually pleasing feature in the local landscape and the provision of a
landscaped surround to this facility will be necessary to provide a suitable visual

outcome within the future subdivision.

5.2 Soils

Soils over the land are generally comprised of clay/sandy clay soils with medium to
shallow topsoils. The slopes over the land are not considered to be steep and there is

no evidence of slope instability over the land.

A brief examination of the area did not reveal any areas where past land uses may have
resulted in significant contamination. It is possible that some minor contamination could
be possible from agricultural uses of the land, including at yards and stock handling
areas where chemical treatments may have been applied, as well as in storage/farm
sheds where maintenance and fuelling activities may have occurred. It is considered
unlikely that such issues would be an absolute constraint to development and could be
further investigated at a later stage, such as during development applications for the

sites, or following an initial Gateway determination.
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The site is not likely to contain any actual or potential Acid Sulfate Soils, based on
Council’'s Acid Sulfate Soils Planning Maps, with the majority of the site identified as
Class 5, with a small area of Class 3 land identified in the northern parts of the site, over
the areas identified as flood prone. Future development would be excluded from those
parts of the site identified as Class 3, and this is not seen as a significant constraint to

development.

5.3 Water

The subject site drains overland, primarily to the north and east. There are no
watercourses or significant drainage paths which exist on the land. Drainage flows to
the east are intercepted by the village road and drainage system in Macquarie and West
Street, while flows to the north are towards an existing dam within the site and to the

flood plain areas within the site and adjoining lands.

The preliminary subdivision design presented provides that drainage from future
development of the site would primarily be to the north and east, with all new roads
draining to these parts of the site. An existing dam to the north would provide
stormwater detention, and a new drainage reserve in the south eastern part of the site

would provide an area for drainage controls (detention etc).

As discussed, the northern parts of the land are identified as flood prone land by

Council’s mapping as shown in the following extract from Council’s LEP Mapping.
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Figure 5 — Extent of Flood Planning Area (LEP Map) [Source: GTCC Exponare]

5.4 Ecology

The land is primarily comprised of disturbed land which has been cleared and

maintained for rural purposes.

Vegetation over the land is comprised of pasture and managed gardens. Tree cover
over the land is sparse with the majority of tree cover being comprised of planted trees
around the dwelling and along the entrance driveway. The vegetation in these areas
includes invasive species such as Camphor Laurels and bamboo, as well as large pine,

palm and fig trees.
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The vegetation on the land is derived from rural occupation of the land and provides
limited habitat resources for native species. No ecological investigations have been
undertaken over the land, however, given the extensively cleared nature of the site, it is
not considered that the site would provide any significant resources for Threatened

Species.

5.5 Bushfire

The subject site is not mapped as bushfire prone land. The closest area of mapped
vegetation is located approximately 250m to the west of the subject site. The site is
surrounded by agricultural grazing lands and managed land within the village, and is

considered a low bushfire risk.

5.6 Traffic

Access to the existing dwelling on the land is provided by a gravel driveway from
Macquarie Street, adjacent to Coopernook Primary School. The site also has frontages

to West Street which can provide access.

The roads within the village are two way sealed roads, some with kerb and gutter,

including the frontages of the site in Macquarie and West Streets.

The concept subdivision plan provides linked access from both Macquarie Street and
West Street. Both accesses can provide safe and effective access constructed to meet
Council requirements. Internally, the access provides a connected ring road and two (2)
short cul-de-sacs to provide access to the proposed lots. All roads are located above
the 1% AEP flood contour and connecting intersections are located in areas outside the

flood planning area.

5.7 Heritage
There are no items of European heritage identified on the land. Adjoining land to the
east and south contains items of European heritage significance listed within the LEP as

follows:

« 128 — Dwelling — 45 Macquarie Street — Local Significance

o 136 — St Luke’s Anglican Church — West Street — Local Significance
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« 114 — Public School Buildings — Macquarie Street — Local Significance

« 115 — Public School Residence — Macquarie Street — Local Significance

In addition, some areas on the opposite side of West Street are within a heritage
conservation zone and include items listed under the LEP. The following extract from

Council LEP maps show the location of heritage items and the heritage conservation

zone.

Heritage
Conservation Area

il

Adjoining Heritage Items

N J

Figure 6 — Heritage Items and Conservation Area (LEP Map) [Source: GTCC Exponare]

Future development of the land will need to be sensitive to the heritage values of these
adjoining items and not impact on the heritage significance of these items. Development
of the land in a manner consistent with the village character of the area will be important
in achieving this outcome. The DCP controls in Greater Taree DCP 2010 provide for this

outcome and should be applied to the subject land.
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A search of AHIMS has been undertaken for the land and no Aboriginal Sites or Places
have been identified on or near the land. The land is disturbed by past activities and
does not include landscape features which indicate the possible presence of Aboriginal
objects. Consideration of the Due Diligence Code of Practice for the Protection of
Aboriginal Objects in New South Wales would suggest that investigation would not be
required in relation to those areas which are ‘disturbed land’ or do not contain relevant

landscape features.

The provisions of Section 117 Direction 2.3 are noted, and if required an Aboriginal

Heritage Survey would be undertaken following a Gateway determination.

5.8 Social and Economic Effects

The subject land is currently utilised for low intensity grazing purposes, but is not a large
farm on the productive flood plains of the area which are commonly used for dairying
and more intensive grazing activities. Grazing activities on the land are not highly
profitable and provide for land management and small supplementary incomes. The
development of the land would result in a small reduction of agricultural capacity in the
area, however, this capacity is not highly significant in the local economy and would not

cause any significant change in the local economy.

The planning proposal provides for village growth in the Coopernook area which has
been identified as important in the ongoing sustainability of Coopernook as a rural
community. The growth in the village has been identified as important to provide for the
ongoing viability of the existing businesses and services within the village, especially
since the bypass of the highway and the loss to the local economy that occurred with the
loss of significant highway trade. The planning proposal therefore provides positive

social and economic impacts for the local community.

Future residential use on the land will make a small increase in demand for the public
services and facilities, however, this demand assists in securing the existing public
services in the area. Future development of the land will contribute to public facilities
through Section 94.
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5.9 Servicing

The subject site is currently connected to reticulated water, sewer, electricity and

telecommunications.

The site is identified in MidCoast Water's Coopernook Sewerage Scheme — Sewerage
Servicing Strategy 2004, with the area identified for future connection for 100 Equivalent
Tenements (ETs). The concept subdivision plan provides for 87 lots (ETs) and would be

within the planned capacity of MidCoast Water.

Reticulated water supply is available to the land and would be augmented to the

requirements of MidCoast Water.

Electricity connection is also available to the land and future development will be
connected to the requirements of the supply authority. The adjoining land in West Street
contains a recently upgraded zone substation which supplies the area. There are power
lines which cross the site which will restrict development in those locations and the
alignment has been included in roadways and easements within the concept subdivision

plan.
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6. JUSTIFICATION FOR REZONING

6.1 Consistency with State, Regional and Local Planning

The proposed development is considered to be consistent with the planning policies that

affect the land and the region. In particular, the following is noted:

= The proposal is generally consistent with the Section 117 Directions applying to a
planning proposal of this sort. The lands are identified in the Mid North Coast
Regional strategy as well as local development strategies prepared for the area.

= The planning proposal is consistent with relevant State Environmental Planning
policies applying to the land.

= The previous use of the site does not identify any significant areas of potential
contamination. A preliminary investigation under SEPP 55 should be undertaken
to inform the planning proposal.

= Village expansion in this area is identified in the Mid North Coast Regional
Strategy.

» Village expansion in this area has been consistently identified in Greater Taree
City Council’s planning strategies.

» The local village plan prepared by Greater Taree City Council following the
bypass of the village identifies village expansion as desirable to provide growth

and maintain village facilities and services.

6.2 Environmental Opportunities and Constraints

An analysis of available information available for the land has found the following:

= The subject land is highly disturbed and does not contain national, state or
regionally significant environmental features, such as wetlands rainforests or
reserves.

» The land is cleared and does not contain native vegetation communities and has
no discernable features that are required for Threatened Species in the area.

= The land is partially subject to flooding. The planning proposal includes
provisions to restrict development in the areas of the site subject to flooding
hazards.

= The land is not identified as bushfire prone land.
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= The village expansion must be carried out in a manner consistent with the village
character of the area and in a manner which maintains the setting for heritage
items on adjoining land.

= The land is located within future service areas identified by water and sewer
authorities and is connected to all necessary urban services which can be

expanded/augmented for future development.

6.3 Environmental Suitability (ESD)

The subject land is not subject to significant environmental constraints or values. The

following points are noted in regard to ESD principles:

= The proposal does not involve any threats of serious or irreversible
environmental damage.

= The proposal provides for intergeneration equity through providing future
development areas on suitable land, limiting resource use to provide housing,
while maintaining the health, diversity and productivity of the environment.

= The proposal is not expected to have any significant impacts on biodiversity
values.

= The proposal provides for growth in an area improving the efficiency and viability

of existing public services and resources in the area.

6.4 Need for Additional Investigation

The need for an additional specialist investigation is an issue which will be considered by
Council and the LEP Panel. Given the disturbed nature of the land and lack of
significant environmental constraints, it is not considered that significant additional

studies of the land are required.
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7. CONCLUSION

The land has been identified in the Mid North Coast regional Strategy and local planning
strategies for urban expansion, and this report has been prepared to support a rezoning
application to seek Council’s resolution to prepare a planning proposal to rezone the

land for village expansion.

The proposal will assist in delivering desired growth to the Coopernook village to provide

for ongoing viability and enhancement of services within the village

The site is disturbed from rural occupation on the land and is cleared and suitable for

village expansion.

The use of the land for village purposes is consistent with the outcomes envisaged by

the regional and local planning strategies that apply to the area.

A draft Planning Proposal has been submitted to Greater Taree City Council and seeks a

Gateway determination.
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1.0 INTRODUCTION

11 Background

This Heritage Assessment & Impact Statement for “"Coopernook House “at 53
Macquarie St Coopernook was commissioned by the current owner — John Hogg.

This report has drawn on information and research from others including the NSW
Heritage Inventory Database, and Greater Taree Council.

This report has been prepared by lan Kirk — former Heritage Advisor to Armidale
Dumaresq, Inverell, Narrabri, Woollahra, Moree Plains, City of Sydney and South
Sydney Councils and listed consultant with the NSW Heritage Office with
considerable heritage experience working individually and as part of a consultant
team.

1.2 Objectives

The object of this report is to assess the heritage significance of the property at 53
Macquarie St Coopernook and assess the impact of the proposed subdivision.

it should be noted the property is not currently listed a Heritage Item but adjoins
several listed items and the Coopernook Heritage Conservation Area.

This report is not intended to be, nor should be interpreted as Council Approval or
a Conservation Plan for the building.

1.3 Methodology

This report has been prepared in accordance with the Heritage Assessment
guidelines from the NSW Heritage Manual published by Heritage Office and the
Department of Urban Affairs and Planning, The Conservation Plan by J.S. Kerr
published by the National Trust of Australia {NSW), 4th Edition, 1996, and The
Revised Burra Charter by P. Marquis-Kyle & M. Walker, published by Australia
ICOMQOS, 1999.

14 Limitations

The report has been prepared from historical research and analysis without
excavation or physical intervention to the building fabric or site.
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20 Historic Background

The land was originally granted to Michael Caffrey in 1852' and around 1875 the
property was sold by his widow Ann Caffrey to William Newton.

Around this time Coopernook Public School was established on the adjoining site. It
is reported that school classes were held in the original Caffrey home prior to the
school being constructed.2 There is no evidence on site of that original building
and it is likely that Wiliam Newton constructed the cument house around 1875
following the establishment of a timber mill at Coopernook by 1870.3 Copernook
was initially a small riverside port which had developed into a town centre by the
mid 1870’s.

William Newton arrived in Australia from ireland in 1859 aged 13 years. He married
Sarah Jane Bailie in 1864 and they had many children increasing the need for a
local school.

In 1892 William Newton passed away* and the property passed to his wife,

In 1926 Sarah Newton passed aways and the property passed to her children.

In 1928 the site was subdivided by the heirs of William Newton. “"Coopernook
House" was located on 12 acres and known as Lot 2 in that subdivision.

The property was purchased by Norman Thomas Hogg in 1964 and then by his son
— John Hogg¢ in 1976 who is the current owner. John Hogg's great grandfather
Thomas Hogg settled in the district in 1871.7

1 NSW Land Title DP 32272

2 Notes from John Hogg

3 Greater Taree Council Rural Heritage Study - Stage 2 p23
* Coopernook Cemetery Index

5 Coopernook Cemetery Index

¢ Vol 9593 Fol 227

7 Notes from John Hogg
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3.0 DESCRIPTION of BUILDING

3.1 Exterior

The existing building is a single storey mid Victorian house constructed of timber
weatherboards with a hipped conugated metal roof and return verandah on 3
sides. The house is symmetrical at the front and has timber double hung windows
and timber paneled doors. There are 2 metal clad sheds in the vicinity of the
existing house. These are from the 1980's and do not date from the construction of
the existing house.

3.2 Assessment of Building - Exterior

Building Mid Victorian House

Site Rural setting

Streetscape Contribution: None ~- not visible from street

Context Intact

Period Mid Victorian with later Additions & Alterations
Condition Good

Exterior Features

Roof Material Corrugated metal

Roof Form Hipped

Facade Painted timber weatherboards

Windows Timber double hung

Doors Timber panelled

Verandah Altered handrail, decking and some posts replaced.
Integrity

Front:  Medium - chimneys removed, verandah altered and partly replaced,
aluminum security screens added.

Rear: Medium - steps removed and altered, sun deck added.
5
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5.0 ASSESSMENT of SIGNIFICANCE

Criterion (a): an item is important in the course, or paftern, of NSW's cultural or
natural history (or the cultural or natural history of the local areq) :-

The house is a representative example of a mid Victorian country house located
on the mid north coast of NSW.,

Criterion (b): an item has strong or special association with the life or works of a
person, or group of person, of importance in NSW's cuitural or natural history (or the
cultural or natural history of the local area) :-

The house has moderate association with William Newton who is likely constructed
it but is not a significant person in the development or history of the area.

Criterion (c): an ltem is important to demonstrating aesthetic characteristics
and/or a high degree of creative or technical achievement in NSW (or the local
areq):

The house has moderate aesthetic significance as a representative example of a
Victorian country house with later alterations and additions.

Criterion (d): an item has strong or special association with a particular community
or cultural group in NSW (or the local area) for social, cultural or spiritual reasons :-

The house does not meet this criterion.

Criterion (e) : an item has potential to yield information that will contribute to and
understanding of NSW’s cultural or natural history (or the cultural or natural history
of the local area ) :-

The house is unlikely to reveal any further information that will contribute to the
cultural history of Coopernook or NSW genrally.

Criterion (f): an tem possesses uncommon, rare or endangered aspects of NSW's
cultural or natural history (or the cultural or natural history of the local areq);

The house is not rare. Victorian era country houses are common in the mid north
coast regional area of NSW.

Criterion (g): an item is important in demonstrating the principal characteristics of
a class of NSW's: cultural or natural places; cultural or natural environments; (or a
class of the local area’s);cuitural or natural places; cuitural or natural
environments) :-

The house is a representative example of a mid Victorian rural lifestyle on the mid
north coast of NSW.
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6.0 STATEMENT OF SIGNIFICANCE

“Coopernook House " is a representative example of a mid Victorian country farm
house which has been altered. It is not a rare example of its type and although it
dates from the development for Coopernook it is not directly associated with the
significant industries of timber milling or shipbuilding. It has not been identified as
significant in the numerous heritage studies of the area. The outbuildings date from
much later than the house and are not significant.

7.0 HERITAGE IMPACT STATEMENT

Note that that site is not cumrently heritage listed and the assessment of
significance does not justify the building or site should be listed.

71 Description of Works

It is proposed to retain the existing house and outbuildings and to potentially
subdivide the site into 87 lofs. There are no alterations or additions proposed to the
existing buildings on the site.

7.2 Design Options and Recommendations

The existing house is not cumrently visible from its Macquarie St driveway and is not
visibly prominent from further along Macquarie St. It is visible from St Lukes Anglican
Church but is set well back and screened by vegetation. The existing house is near
to the highest point of the site and wiill therefore remain visually prominent and the
subdivision has been designed to follow the lines of the existing driveway which will
retain the current approach to the house. The current proposed lot for the house
generally follows the lines of the existing fenced area around the house. The house
will become much more visible with the proposed new street layout.

7.3 Heritage Impact of Works

The concept subdivision will have no detrimental heritage impact on the
significance of the adjacent heritage items which are set well back and below.
The subdivision will be clearly identifiable as new development and not confused
with the original subdivision planning of the village of Coopernook. The original
form of Coopernook House will remain unchanged and it will become more visibly
prominent when viewed from new streetscapes which largely follow the current
driveway. The existing fenced house lot is considered a sufficient curtilage around
the house.
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74 Conclusion and Recommendation

The proposed concept subdivision layout respects the heritage significance of the
adjacent and nearby places and the overall heritage impact of the proposal will
be negligible. The house and its setting can remain intact with the significant
elevations and views retained and not altered.

Consideration should be given to the naming of the new streets of the subdivision
to reflect the history of the site such as Newton and Caffrey.

las Kirk

INHERITage
Heritage Advisors and Consultants

10 November 2014

11



Staff REPYOREP ™ Apdthteht (i)

Heritage Impact Statement
"Coopernook House"

by INHERITage

Heritage Advisors and Consultants
November 2014

8.0 Appendix
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