Attachment 1 Planning Proposal Without Attachments

Attachment 3 — Archaeological and Geomorphological Assessment Report

32
DP&R69/11.....LA4/2010 and LA6/2011 - Dalwood Road Planning Proposals
1: Locality Plan.........cccccorinin it ssnniennenens A

2: Planning Proposal - Dalwood Road - Lot 4 and Lots 3110 33....... 37
34



Attachment 1 Planning Proposal Without Attachments
3s Planning Proposal - Dalwood Road - Lots 6 and 2......................... 63

35



Locality Plan

Attachment 1

ATTACHMENT 1 - LOCALITY PLAN - SINGLETON 1996 LEP AM - LAA2010 - LA &/2011

36



Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

Singleton Council - Planning Proposal for Lot 4 DP 533318
& Lots 31-33 DP 571275, Dalwood Road, Branxton -
August 2011 (File: LA4/2010)

Table of Contents

[ntroduction

Site Description

The Amending LEP

3.1 Objective / Intended Outcomes

3.2 Provisions

3.3 Justification for Amending LEP
331 Section A - Need for the planning proposal
33.2  Section B - Relationship to strategic planning framework
333 Section C - Environmental, social and economic impacts
334 Section D - State and Commonwealth interests

3.4 Community Consultation

4. Conclusion

© P

Attachment 1: Locality Plan

Attachment 2: Aerial View

Attachment 3: Existing Zoning Map

Attachment 4: Bushfire Hazard Mapping
Attachment 5: Endangered Ecological Communities

37



Attachment 2

Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

1. Introduction

This planning proposal identifies the potential issues associated with rezoning the
subject land from Rural 1(a) to zones which will provide for residential and rural
residential development and for conservation purposes. The information
contained within the propusal explains the intended effect of the proposed
amending LEP and the justification for making it.

(n preparing this planning proposal Council staff have extensively used material
submitted by JW Planning Pty Ltd in support of the rezoning request.

2 Site Description

‘The legal description of the subject site is Lot 4 DP 533318 & Lats 31-33 DP 571275,
Dalwouod Road, Branxton. The site is irregular in shape and has an area of
approximately 30 hectares. It could be considered as “infill” development since it
adjoins existing rural residential development in the north, south, and west. [t
also adjoins existing urban residential to the south-west, in the Cessnock City
Council LGA. The site has a total area of approximately 32 hectares, with a 440
metre frontage to Dalwood Road along its southern side.

The site is predominately cleared, but does contain some stands of vegetation,
particularly in the northwest corner of the site and along drainage lines. The site
falls gradually towards Dalwood Road and two [*order drainage lines, with
existing farm dams, drain the land in a southeasterly direction.

A dwelling is located within both Lots 31 and 32, and a redundant machinery shed
is located within Lot 33,

The location of the subject site is shown in Attachment 1.
An aerial view of the proper@ is provided in Attachment 2.
3. The Amending LEP

‘The following matters address the requirements of a planning proposal as detailed
in the Department of Planning “A guide to preparing planning proposals”.

a1 Objective / Intended Qutcomes

The objective of the planning proposal is to amend Singleton Local Environmental
Plan (LEP) 1996 to permit (with consent) the subdivision of the subject land for
residential, rural residential and conservation purposes.

The site was identified as a candidate area for rural residential development in the
draft Singleton Rural Residential Development Strategy 2005, but was excluded from
the draft Strategy by Council given that it has potential for urban development;
that is, a higher and better use given its urban context.
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The intended outcomes of rezoning the subject land are derived from the relevant
Principles of the Singleton Land Use Strategy (adopted by Council, April 2008 and
endorsed by DoP, June 2008). The Strategy does not contain specific Strategic
directions for urban development in the Branxton area, however, the directions for
rural residential development are still largely relevant. These are:

o rral residential development on small allotneents should be provided with a good
quality water supply and the staging of the provision of this service
should determine the sequencing of developing additional arens;

o development should be encouraged as close as possible to existing urbun
dareas in order to munimise the cost of providing essential services,

o puduce travel titne and costs and to improve uccessibility to community
services jor residents;

e o balance should be achieved between setting land aside for future urban
development and land for future rural residential development

o on the basis that between 5 and 10 years’ supply of land should be identified

o land that is identified as potentially suitable for future urban development
should not be developed for rural residential purposes as future re-
subdivision would be difficult to achieve;

In response to the Strategy Principles, the following outcomes are intended by the
proposal:
e Tv ensure there is no disruption to the supply of affordable residential lois
in Branxton (supply is likely to be exhausted in 2011 - refer Section 4.1);
¢ To ensure housing choice, price competition and product quality in
Branxton by providing an alternative release area to those already
identified in the Singleton and Cessnock Settlement Strategies, and the
Lower Hunter Regional Strategy:
¢ To provide for the orderly roll-out of unconstrained land for housing in
logical sequence with the most recent release of land for this purpose;
e To provide for the economic use of unconstrained land no-longer viable for
agriculture;
o To access existing public and private infrastructure, reducing costs to the
community and home buyers,

It is considered that the site can most appropriately support residential lots,
including some rural residential lots, given the location of the site at the transition
between rural, rural residential and resilential land uses. The main riparian
corridor through the site and the denser area of native vegetation in the north-
west comer may be zoned for conservation. The actual zoningrinternal zone
boundaries and street and lot layout ete will be resolvied as part of the planning

proposal process.

32 Provisions

Although Singleton has recently completed an agreement for additional funding
from the Department of Planning & [nfrastructure to complete its Standard
Instrument (SI) LEP it is not expected to take effect (be published on the NSW
Legislation website) for another 18 months to two years. Therefore, the rezoning
proposal needs to be progressed as an amendment to Singleton LEP 1996,
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It is anticipated that the dratt LEP will be along the following lines:

1 Name of plan

This plan is Singleton Local Environmental Plan 1996 (Amendment No
?2),

2 Alms of plan

This plan aims:

{a) to rezone land referred to in clausa 4 from Zone 1 (a} (Rural Zone) to
Zona 2 (Residential Zone), Zone 1(d) (Rural Small Holdings Zone) and
Zone 7 (Environment Protection Zane) under Singlelon Local
Environmental Plan 1996,

{b) to provide a minimum lot size for lots rasulting from the subdlvision of
the land,

(c) to require a develapment control plan to be prepared to the
satisfaction of Council before consent may be granted to development
on the land to which this plan applies.

3 Commencement

This Plan commences on the day on which it I8 published on the NSW
legisiation website.

4  Land to which plan applies
This pian applies to Lot 4 DP 533318 & Lots 31-33 DP 571275, Dalwood
Road, Branxton, as shown edged heavy black on the map marked

' “Singleton Local Enviranmental Plan 1996 (Amendment No ?7)" deposited
in the office of Singleton Council

Schedule 1 Amendment of Singleton Local Environmental
Plan 1996

[1] Clause 9(1)How are terma defined in this plan?
Insert in the definition of “Lot Size Map" in appropriate order:

Singiston Local Environmental Plan (Amendment No 7?) Sheet 2
Lot Size Map

Insert in the definition of “the map” in appropriate order:

Singlaton Lacal Environmental Plan (Amendment No ?7?) Sheel 1

[21 Clause 14F
Insan after clause 14E:

14E  What provisions apply generally to the Sedgefield Rural
Residential development area?

Q)] This clause applies to the following land:
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Lot 4 DP 533318 & Lots 31-33 DP 571275, Dalwood Road,
Branxton, as shown cdged heavy black on the map marked
“Singleton Local Envirenmental Plan 1996 (Amendment No
TN deposited in the office of Singleton Counctl.

(2) Development consent must not be granted for any
development on land to which this clause applies unless a
development control plan has been prapared for tha land
in accordance with subclause (3).

(3) The developmant control plan must, to the satisfaction of
Council:

{a) contan a subdivision layout plan that provides for the
conservaton, enhancement and regeneration of areas
of native vagetation with significant biodiversity value
(Including npanan corfridors), and

{b) contain provisions to conserve, enhance and

ancourage the regeneration of areas of native

vegatation with significant biodiversity value (including
ripanan corndors), and

contain a staging plan which makes provision for

necessary infrastructure and sequencing to ensura

that the devetopment occurs in a timely and efficient
manner, and

{d) provide for an overall movement hierarchy showing
the major circulation routes and connections lo
achiave a simple and safe movement system for
private vehicles and public transport, and

(e) contain stormwater and water quality management
controls, and

(f) provide for amelioration of natural and enviconmental
hazards, including bushfire, flooding, landslip, erosion,
salinity, and potential contamination, and

() contain measures to conserve any identfled hentage.

(€

Attachment 3 illustrates the existing zoning of the Dalwood Road area, including
the subject site.

33  Justification for Amending LEP

3.3.1 Section A - Need for the planning proposal

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

The proponent for the planning proposal has submitted a report which includes a

strategic assessment of the Branxton area. Part of this is reproduced directly

below:
Tiis planning proposal serves kwo purposes. Firstly, it proeides Conncil technical L
information and analysis of the subject land and a strategic residentiol land = |
demand and supply analysis in He Branxton aren le allow Council {o consider the

inclusion of the subject land into Singleton Land Use Strategy [2008) {currenily
nmedergoing review). Secondly, as a planning propesal, it is seeking fo recone the

41



Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

subject land parallel to Couneil’s preparation of a comprehensive LEP ~ vither as
part of the compreliensive LED, or as an amendnient to the existing LEP.

Counctl Land Use Strategy

The planning propesal is a response to frvorable comments by Council following a
stibmission to the draft Singleton Lamd Use Strategy in 2007, md more recently, a
submission made during Council’s preparation of te comprelensive Sinmgleton
LEP.

Consultants preparing the Land Use Strategy for Council noted the following in
tieir 2008 report tv Cottrtcil in respontse to the 2007 submission;

The Lower Hunter Regional Strategy supports the Huntlee proposal to previde for
urban residential development in the Branxton area. [The site] nceds further
investigation us no documentury information is provided in relation to
infrastructure servicing end development constraints,

In respanse to this view, and following discussions with Departiment of Planning |
and Council staff, additional fmeestigntions have beent completed to allow for a full |
antd proper assessment of the in-fill development prospect offered by the laud.

. . /
In the 2007 submission to the dmft Strategy, we wdentified that the sife should be fro {orant

o

investigated for the purpose of urban infill development to ensure: inQ’
o efficient sequencing amd tse of existing public and private infrastructure -
investment;

o recieced pressure to extend into un-serviced green field relense arens to
cater for predicted population growth;

s affordable decelopment (given compnmative advaniages of the site and
access 0 exisfing infrastritcture) without lowering the standani of the
bt environment.

Specific merits of the subject site, as noted in onr former submission, include:

o The site adjoins existing urhan development, being land zoned 2()
Residential under the Cessnock LEP (1989);

o The site s within 2km from the torwen centre of Branxton. Large portions of
land between the site and the lount centre are constrained by flooding and
necessary odour buffers from a sewemge treatment plant and chicken
farms (see Figure 1),

o Muapping prepared  for the {drapt] Singleton  Rural  Residential
Developnient Control Plan (2004) (now repenled) idlustrates thut there is
no physical constmint to the use of the land for urban purposes;

o The sile hus nccess to existing services and facilities within both the
Singleton and Cessmock LGA’s, reducing pressure on public and private
funds to extesd or provide new services and fucilities; and

o Actess to the subject aren is already constructed, with hvo streets
currently lerminating (withou! cul-de-sac or turming head treatment) at
the property boundary of Lot 4 clearly indicating Council’s intention
the future of extending these streets into the subject land,

The proposal is consistent with the Departwent of Planning’s advice to Conncl
concerning Branxten thal stales:
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“Via its local strategy, Singleton Council should consider opportunities for
intensifying (or making minor adjustments lo) existing and proposed rural
residential zones close to Branxton”. (Singleton Land Use Strategy page 84)

(he 2007 submission to Council also identified the obvious shortcomings of
relying on one primary release area (Huntlee under one land owner) for housing
land supply:

a) creating a monopoly on supply of housing to the market, which reduces
the affordability, choice and quality of development which only comes frons
having competition from n number of release fronts;

b) delays in meeting housing demnnd given the inertia in providing new
infrastructure fo large new release areas, relative to infill development
tupping into, or only requiring minor upgrades to, existing infrastructure
(The LHRS makes allowance, and has a preference for, infill development
within existing centres ~ this cnsures maxinm use of existing
infrastructure and bolsters the existing population service levels); and

¢} Relying on one large release arca at the exclusion of swmall infill
opportunities is to place “all eggs in the one basket” in maintaining lot
supply and remaining economically and socially sustaimable in the interim
and the future.

The uncertainty and likely future delays of the Huutlee release area given recent
conrt decisions vindicute these concerns,
Land Supply and Demand Analysis =
[here ts no information within the Singleton Land Use Strategy in relanou to the
actual gxisting demamd for residential allotments in the Branxton Urban area,
Our own investigntions into the supply amd demand for residential land in
Branxton indicate that:

a) demmnd for land in Branxten area is very strong (about 32 lots per
‘ annum) Indeed the demand for lots has accelerated with lot take up
averging 40 lots per year since 2008;
n) the supply of lnnd is likely lo be exhausted in 2011. This timing is
consistent--with-—Hut identified by Cessnock Conneil's Crll( Wiide
Settlement Strategy (2003) /

Our arinlysis is bised on-an nssessment of the bromder Branxton are, where the f
only’wonilable low density residential land supply in Branxion since 1998 ws Lo
fofond to inmediately adjoin the subject site, a function of the constmints to '
Aidevelopntent illustrated by Figure 1 (refer Figure 8).

Figure 8 Residential Land Pre-Subddivision - 2002 Air Photo (see Table 1)
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Annotated by WP
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in the Inst two years (Figure 10).

Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

Precincis A to F generully represent the parent lots subdivided to create
conventional residential allotments during the period between 2004 and 2006. The
lot ‘take-up’ during that period is illustrated in Figure 9

Figure 9 Residential Land Subdivision & Take Up - 2008 Alr Photo (see

| \ = ot AL

tograply taken in !m:f 2010 iltustrates the take up of ulurmn!s

Figure 10 Residential Land Subdivision & Take Up - June 2010 Air Photo
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FYennnned
DS

A DP 1062013 > 3.2.2004 4

B DP 1068504 | 30 25.6.2004 |2 0 30

C DP 1077419 | 54 30.3.2005 31 8 46

1y DP 1083192 | 34 11.7.2005 13 4 30

E DP 1087580 | 29 9.9.2005 Y 0 29

F 0 46

DP 1103185 | 46 29.6.2006 | 36

Table 1 illustrates the lot demand over the 6 year period between 2004 (first lots
created) and June 2010. If the subject site proceeils lo a rezoning as a result of this
Planning Proposal, the lead times involved in the rezoning, design, development
consent and construction phases coulid supply land to the market significantly
faster than Hunflee and the uncertainties of that proposal.  This would help
mutintain an afordable residential land supply in Branxton.

It is worth reiterating that the lot tke-up rale identified in this report is consistent

with the findings of the Cessnock City Wide Settlement Stralegy, {2003) which
indicated demand would outstrip supply for residential land m:llmulnm.' Creck
catelment (incliuding Banxton) in 2011,

‘The lot take-up rate also correlates with the findings of the Macro Plan report
prepared for e Huntlee proposed development, which noles that between January
2005 and August 2007, there were a total of 520 sales of houses (286) and lund
(234) within the Bmnxton ad Greta arens, equating lo an average of 17 sales per
month (8 sales per month land only) (Macroplan Australia, 2007).

Our research suggests that the forecast expiry of vacant land (12 montlts from

now) is relinble and highly bkely. There are very frw vacant resilential lots
currently availeble within Branxton generally. Our observations are confirmed in
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advice received from Mr. Allan furd Director of Jurds Real Estate, Cessnock
(Attacimment E [of supporting W Planning Pty Lid Report)).

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

The planning proposal is seen to be the most appropriate way lo provide for the
residential development of the site, It is best considered as a single amendment to
the Singleton LEP 1996, since the timeframe for completion of Council’s new
comprehensive Standard LEP is very tight and tied to funding milestones,
Attempting to include spot rezonings in Council’s Standard LEP would risk
extending the timeframe and making milestones unachievable. If the Standard
LEP were to proceed to finalisation prior to this planning proposal, this proposal
could then be converted to an amendment of the Standard LEP.

The consideration of this proposal concurrently with other rezoning requests is
consistent with Department of Planning guidelines that seek to reduce the overall
number of LEP amendments by requiring minor amendments to be grouped
together. However, grouping should be left to the final stages to avoid
unnecessary delays and complications.

Is there a net community benefit?

It is considered Lhat support for the proposed rezoning, which has may have the
potential to yield about 190 lots, would result in a net community benefit,

The net community benefits include:

e Safer, more cost effective and more sustainable travel to work, and
improved living conditions through delivery of affordable housing land
located close to places of employment demand (mines and associated
industry related employment arcas);

e Contributing to the social mix of Branxton and the Singleton LGA, helping
to maintain a vibrant and sustainable community;

e Increase in eligible volunteers for community service;

¢ Contribution to the cconomic strength of Branxton through increased
economic activity directly attributable to population growth;

o  Mulliplier effects throughout the region as a result of construction
employment;

+ Jobs in the supply industry as a result of construction activity; and
Increased trade and economic activity in the surrounding area including
more customers for the town of Branxton and existing businesses and
services.

3.3.2 Section B - Relationship to strategic planning framework

Is the planning proposal consistent with the objectives and actions contained
within the applicable regional or sub regional strategy?

There is no regional or sub regional strategy that applies to the subject land.
However, there is a link to the Lower Hunter Regional Strategy 2006, in two ways.
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Firstly, the Regional Strategy refers to the Huntlee urban development proposal,
which straddles the local government boundaries of Cessnock and Singleton in the
Branxton arca. Secondly, the exhibited draft of the Regional Strategy identified
the land (within 3 kilometre radius of the railway station) as having potential for
urban develupment. On this basiy the Sustainability Criteria from the Regional
Strategy has been addressed in relation to the site as follows:

Response to Sustainability Criteria - Lot 31, 32 & 33 DP 571275 and Lot 4
DP 533318

L. Infrastructure Provision

Mechanisms in place to ensure utilities, transport, open space and communication
are provided in a timely and efficient way

Infrastructure provision currently exists in the sites context that can be
extended into the subject site easily, subject to confirmation from Hunter
Water. Any development of the land will involve the preparation of a
developer agreement Lo ensure all required infrastructure is available to
the subject site.

2. Access

Accessible transport options for efficient antd sustomable travel betiween homes,
Jobs, services and recreation to be existing or provided

Development of the subject site and its context will assist in providing a
transport network that will encourage more efficient provision of public
transport. The site location in reasonable proximity to the services
provided within Branxton, reducing the number and length of vehicle
movements required by any future residents of the subject site. Residential
development of the subject site will significantly improve the catchment of
Branxton that will further add to the viability of public transport servicing
the area. The proposal will have no negative impact on any sub regional
road, bus, rail or freight network.

3. Housing Diversity

Provide a range of housing choices lo ensure a brond population can be housed
The subject site will provide an opportunity for a diversity of housing
options within the LGA. Housing types could range from smaller units or
dwellings, through standard three or four bedroom dwellings to larger
rural residential dwellings, Rezoning of the land will provide a
significantly different location and community to the one provided within
close proximity to Singleton and will also provide for development in two
separate areas to ensure housing affordability is achleved.

4. Employment Lands
Provide regionalAocal employmient opportustities to support the Lower Hunter's

expanding role in the wider regional and NSW economies
‘The land is not considered suitable for the provision of employment land.

5. Avoidance of Risk
Land use conflicts, and risk to human health and life, avoided
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The site is not within the 1 to 100 year floodplain, nor constrained by high
slope or highly erodible svils. The use of the site for residential purposes
will be consistent with the context of the site.

Natural resontrce limits not exceededfenvironmeentol footprint mintmized

Site is not located in an area identified as being suitable for agricultural
production, extractive industries or the like. Subject to confirmation, the
land can be serviced with water infrastructure without creating an over
burden on the existing supply systemu

7. Environmental Protection

Protect aud enhance biodicersity, air quality, heritage and waterway health
The site is not identified as containing significant biodiversity areas. Any
areas where vegetation currently exists will be assessed during the
rezoning and Development Application processes to ensure all high
quality habitat is retained post development of the Jand.

8. Quality and Equity in Services

Quality lenlth, education, legal, recreational, cullural and community
development aid other Government services are accesstble

An infill development opportunity provided by the subject site will ensure
all services available within Branxton remain viable and will provide
opportunities far the ecconomic expansion of these services, where
required.

Is the planning proposal consistent with the local council’s Counnunity Strategic
Plan, or other local strategic plan?

Singleton Council is currently preparing a Community Strategic Plan (CSP) as
required by the NSW Local Government Act. It is anticipated that it will be
completed by mid 2012,

The Singleton Land Use Strategy 2008 is the relevant (adopted and endorsed) local
strategic plan under which the proposal should be considered.

The Singleton Land Use Strategy 2008 indicates that all demand for lots within
Branxton will be supplied from the Huntlee proposal, effectively ruling outany |
further requirements for rezoning of land for residential purposes in this area.

However, both state and local governments have approved a significant number

of employment generating development, such as mines in the Upper Hunter, amul

large tourist developments in the Cessnock and Branxton area over the last 10

years. Despite the Huntlee proposal, there remains a shortfall in the supply of b
residential land required by current and future employees of these activities. This Vi
shortfall leads to higher land prices and higher housing costs which in tum affects
the broader economy. J\\ "

‘The uncertainty of Huntlee requires the identification of other lands ta provide
residential land more quickly in the short to mid term,
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The objectives of the Land Use Strategy 2008 for residential development are:

o Singleton will have wrba land thal is zoned and serviced to meet propected
houstng needs up to 2032,

o Housing will vary in size and form to meet changing houschold fornutions and the
needs of an ageing population.

This planning proposal satisfies these objectives and therefore is consistent with
the Strategy as follows:

» The area is identified for reticulated sewer and water provision (Hunter
Water - Preliminary Service Advise, 2009) and would facilitate
development contiguous with the urban areas of Branxton.

¢ The infill area has ready access to existing public and private infrastructure
and should be sequenced to occur logically ahead of green field release
areas,

¢ Due to the above points, the site will provide new residential land at
reasonable development costs and hence affordable lots. This is the basiy
for meeting the varying needs of a changing population in a more
sustainable manner.

e The proposal will contribute to the diversity of living areas available in the
Singleton and Cessnock LGAs.

Is the planning proposal consistent with applicable state envirommental planning
policies?

State Environmental Planning Policy (Rural Lands) 2008 applies to the proposal.
Clause 7 sets out cight “Rural Planning Principles” that must be considered in
preparing any LEP amendments affecting Rural Lands.

1. The promotion and protection of apportunities for current and pelentinl
productive aml sustainable econeniic activities in rurl areas,

2. Recognition of the importance of ruml lands and agricalture and the changing
nature of agriculture and of trends, demands and issues in agriculture in the
aren, region or State,

3. Recognition of the significance of rirnl land nses to the State and rural
commmnitics, including the social and economic benefits of riral lamid use and
development,

4. In plauning for rural lands, to balance the social, economic and enviranmental

interests of the community,

5. 'The identification and protection of matural resources, having regand to
maintaining biodiversity, the protection of nalive vegelation, the importance of
water resources and avoiding constrained lamd,

6. The provision of opportunities for rural lifestyle, settlement amd housing that
contribute l e social and economic welfare of riural communilies,

7. 'The consideration of impacts on services and infrastrictire and appropriate
location when providing for mral lousing,

8. Ensuring consistency with any applicable regional strategy of the Departwent
of Plannng or any applicable local strategy endorsed by the Director-General,
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The proposal for the subject site addresses these principles as follows:

e The site has been identified in the Singleton Rural Residential
Development Strategy (2005) (now repealed) as being not suitable for
regular cultivation. The size of the site, combined with the constraints to
ongoing agricultural activities (soil yuality, proximity to residential
dwellings preventing using of farming inputs including pesticides and
fertilisers), precludes primary production significant to the local economy.
The current use of the land for horse agistment reflects these factors.

e For the above reasons, any future owner wishing to pursue agricultural
activities on the subject land would find it difficult to generate produce
from the land and would be reliant on off farm income. In effect, the
subject land is already used largely as “rural residential lots”.

e Previous zoning and development decisions have lead to surrounding land
being subdivided for rural residential and urban development. These lands
and the subject land are likely to have common bio physical attributes that
are not conducive to agricultural production.

e No natural resources or areas of significant biodiversity or native
vegetation would be adversely impacted by the proposal. The proposed
environmental prolection zoning over a portion of the site provides for the
conservation of biodiversity.

e Urban services and infrastructure will be available.

Future residential development of the site has the potential to be affected by the
following state environmental planning policies:

e State Environmental Planning Policy (Building Sustainability Index:
BASIX) 2004,

¢ State Environmental Planning Policy (Exempt and Complying
Development Codes) 2008,

Full consideration of the impacts of these policies will be considered at the
development application stage.

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

Direction 1.2 - Rural Zones

The Direction rexquires that coundils (including Singleton) must not rezone land
from a rural zone to a residential, business, industrial, village or tourist zone.

Objective
The objective of this direction is lo protect the agricultural production value of
rural land.

Consistency

A planning proposal may be inconsistent with the terms of this direction (the
objective) only if the relevant planming authority can salisfy the Direclor-Generl
of the Department of Planning (or an officer of the Depurtment nominated by the
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Director-General) that the provisions of the planning proposal that are
inconsistent are:

{a) justifted by a strategy which:

(i) gives considerntion to the objectives of this direction,

(1) ilentifies the land whech is the subject of the planning proposal (if the planning
proposal relates to a particular site or sites), and

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

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

{c) in accordance with the relevant Regional Strategy or Sub-Regional Stritegy
prepared by the Departuent of Plansting wlich gices consideration to the objective
of this direction, or

(d) is of minor significance,

I'he Singleton Rural Residential Development Strategy (2005) identities the subject
land as Agricultural Suitability Class 3 — Nor sulted to regular cultivation - some
pasture & arable. Moderate production. Not being suited lor regular cultivation, its
relatively small size and being largely surrounded by residential and rural
residential dwellings, means that the subject site is rural land with low production
values. The proposal is therefore considered to be of minor significance, and that
any inconsistency with Direction No 1.2 is fully justified.

Direction 1.5 - Rural Lands

The objectives of Direction 1.3 are to protect the agricultural production value of
rural land and facilitate the orderly and economic development of rural lands for
rural and related purposes. This Direction applies when a council prepares a
planning proposal that affects land within an existing or proposed rural or
environmental protection zones and when a planning proposal changes the
existing minimum lot size on land within a rural or environmental protection
Zone,

The Direction states that this planning proposal must be consistent with the Rural
Planning Principles listed in State Environmental Planning Policy (Rural Lands)
2008. This has been addressed in the previous section on State Environmental
Planning Policics.

The Direction states that a planning proposal may be inconsistent with the terms
of this direction only if Council can satisfy the Director-General of the Department
of Planning that the provisions of the planning proposal that are inconsistent are:
e justified by a strategy that considers the objective of this directive,
identifies the land and is approved by the Director-General, or

¢ is of a minor significance.

It is considered that the planning proposal iscomis!;unt with Direction No. 1.5

Direction 2.1 - Enviremnrent Protection Zones
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Objective

The oljective of Hus direction is to protect and vonserve environmentally sensitive

areas,
To be consistent with this Direction, planning propuosals are required to include
provisions that facilitate the protection and conservation of environmentally
sensifive areas.

Areas identificd as being ccologically significant will be addressed by the
amending LEP requiring relevant DCP provision to be prepared for the
development of the site. The use of a conservation zone may also be considered.

The proposal is considered to be consistent with this Direction,

Direction 2.3 - Hentage Conservation

The objective of Direction 2.3 is to conserve items, areas, objects and places of
environmental heritage significance and indigenous heritage significance. This
direction applies when a council prepares a planning proposal.

The Direction states that a planning proposal must contain provisions that
facilitate the conservation of:
o items, places, buildings, works. relics, moveable objects or precincts of
environmental heritage;
e Aboriginal objects or Aboriginal places that are protected under the
national Parks and Wildlife Act 1979; and
e Aboriginal arcas, Aboriginal objects, Aboriginal places or landscapes
identified by an Aboriginal heritage survey prepared by or on behalf of an
Aboriginal Land Council, Aboriginal body or public autherity and
provided to the relevant planning authority, which identifies the area,
object, place or landscape as being of heritage significance to Aboriginal
culture and peoples.

The Direction states thal a planning proposal may be inconsistent with the terms
of this direction only if Council can satisfy the Director-General of the Department

of Planning that:

e The environmenlal or indigenous heritage significance of the item, areas,
object or place i3 conserved by existing or draft environmental planning
instruments, legislation or regulations that apply to the land, or

e The provisions of the planning proposal that are inconsistent are of minor
significance.

The planning proposal will not impact on any known item of environmental
heritage. Further investigation would be required to establish whether there are
any Aboriginal items or objects on site which require protection. It is possible that
further investigation on this aspect of the planning proposal may be required.
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It is considered that the planning proposal will be consistent with Direction No.
2.3,

Direction 3.1 Restdenlial Zanes

Objective

The objectives of this direction are:

(a) to encourage a variety and choice of housing types kv provide for existing and
future housing needs,

(b) to make efficient use of existing infrastrctiere and services and ensure that
new housing has approprinte access to infrastructure and services, and

(c) to miminiise the impact of residentinl development on the environment and
resonirce bands.

The proposal is considered to be consistent with this Direction.
Direction 3.4 Integrafing Land Use and Transport

Objective

The objective of this direction is to ensure that urban structures, buiding forms,
Tand use locations, development designs, subdivision and sireet layonts achieve the
following plamning objectives:

(a) improving access to housotg, jobs and services by walking, cycling and public
transport, and

(b) increasing the choice of available transport and reducing dependence on cars,
and

(c) reducing travel demand including the number of trips generated by
development and the distances travelled, especially by car, and

() supporting the efficient and viable aperation of public transport services, aml
(e) providing for the efficient movement of freight.

Residential development of the subject site will improve the permeability of the
existing street network for walking, cycling and buses. This also means access to
Branxton rail station and the Hunter rail corridor. This allows for greater viability
of any existing and future public transport servicing the area.

The site provides relatively easy access to the large employment providers within
the wine and coal industries that necessitate being located considerable distance
from residential land uses. Large numbers of employees are required to travel
from Maitland, Newcastle and Lake Macquarie to service these industries and an
increase in available land within Branxton will assist in reducing the distances
travelled for employment.
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These issues will also be addressed in the provisions of the DCP which will be
required to be prepared, It is therefore considered that the proposal is consistent
with this Direction.

Direction 4.4 - Planning for Bush Fire Protection

The objectives of Direction 4.4 are to protect life, property and the environment
from bush fire hazards, by discouraging the establishment of incompatible land
uses in bush fire prone areas, and to encourage sound management of bush fire
prone areas.

The Direction applies when a Council prepares a planning proposal that will
affect, or is in proximity to land mapped as bushfire prone. The subject sile is
affected by Category 1, 2 and Buffer lands in the north. A small area in the south-
east is affected by Buffer (see Attachment 4). The remainder of the site is free of
bushfire hazard. It is envisaged that future development of the site will be able to
comply with Planning for Bushfire Protection 2006 and any subsequent propuosal
for subdivision will be support by a Bushfire Protection Assessment.

It is considered that the proposed rezoning is consistent with Direction No. 4.4
Direction 5.1 lmplementation of Regional Strategies
Objective
The ovbjective of this direction is to give legal effect to the vision, land use stralegy,
policies, otitoomes urd actions contained in regional strategies.
The proposal is consistent with the Lower Hunter Regional Strategy (see
Relationship to Strategic Planning Framework section above), consistent with this
Direction.
Direction 6.1 Approval and referral requirements
Objective
The objective of this direction is to ensure that LEP pravistons encourage the

efficient and appropriate assessmen! of development.

The Planning Proposal will not require the concurrence, consultation or consent of
a minister or public authority, consistent with this Direction,

Direction 6.3 Site Specific Provistons
Objective
The objective of this direction is to disconrage unnecessarily restrictive site specific

planning coutrols,

No site specific planning controls are proposed, consistent with this Direction.
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3.3.3 Section C - Environmental, social and economic impact

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

The location of Endangered Ecological Communities on site is depicted in
Attachment 5.

An ecological assessment has been prepared by Pacific Environmental Associates
outlining the likelihood of endangered specices, populations or communities
occurring within the site. The assessment recorded one (1) threatened species, the
Grey-crowned Babbler on the site, Habitat was also found for seven (7) other
threatened species and one community which had affinitics with the Central
Hunter Spotted gum Ironbark Grey box forest, an Endangered Ecological
Community, and, as such the site could be seen as carrying a moderate level of
conservation significance.

Sutveys of vegetation communities using quantitative measures was limited by
access to the entire study area. Surveys “over the fence” on Lot 4 were undertaken
and this vegetation appears to be floristically and structurally more diverse than
Lot 31-33.

The 7-part tests conducted on the species at risk concluded that the proposal
would not have a significant impact provided the following reccommendations are
implemented:

¢ That regional planning incorporate the guidelines for regional species
movements;

o The arcas shown as conservaltion (Figure 7 of supporting JW Planning Pty
Ltd Report, being the heavy vegetation to the north-west and the main
riparian corridor) should become reserved and rehabilitated to form
“reserves” as part of the structure plan for the site;

¢ A best-practice erosion and sediment control plan would be developed;

e Appropriate stormwater and nutrient control systems would be
incorporated into the proposal designed to reduce the effects of runoff and
ensure water flowing off the proposal area is of a suitable quality;

o The construction site would be managed to ensure that there is no
accidental incursions into areas which are not subject to the proposal; and,

¢ Any landscaping associated with the proposal would comprise of endemic
native plants.

A copy of the report is provided at Attachment C of the supporting JW Planning
Pty [td Report.

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

The site contains areas that may be locally flood liable, although it is not shown as
being affected by the 1:100 flood on Council mapping. Tt is not intended to
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develop these areas for residential purposes. The DCP required ta be prepared by
the amending LEP will include provisions to address this issue.

Bushfire buffers required for residential development will be determined during
the preparation of detailed studies to accompany any future development
applications, or additional information requested by the Minister. Any required
APZ would be accommodated within each allotment, allowing for ongaoing
maintenance of the APZ without burden on public authorities.

How has the planning proposal adequately addressed any social und economic
effects?

The proposal is likely to only have positive social and economic outcomes, as
indicated in the net community benefit test.

334 Scction D - State and Commonwealth interests
Is there adeqguate public infrastructure for the planning proposal?

The propusal responds to the requirements for public infrastructure as follows.

Roads

The site is accessed from Dalwood Road, a typical rural road with no kerb
and guttering. It is expected that the stretch of Dalwood Road fronting the
site will be upgraded to be consistent with the treatment provided to this
toad within the adjoining residential development, This will include kerb
and gutter and widening as deemed necessary,

Dalwood Road terminates at the New England Highway via an existing
signalized intersection, It is unlikely that this intersection will require an
upgrade following development of the site glven the imminent
construction of the F3 extension that will significantly reduce traffic loady
moving through this intersection.

Water and Sewer

Correspondence has been received from Hunter Water in relation to sewet
and water servicing of the proposal. The advice indicates that, subject to
detailed investigations, the site will be alforded water servicing following
the upgrade of the Maitland-North Rathbury water supply system,
scheduled to be completed in 2013.

Some capacity does exist for the site to be serviced with sewer, however
should additional capacity be required it will be available following the
upgrade of the Branxton Waste Water Treatment System that is proposed
to be completed by 2011.

Electricity and Telecommunications Services

It is expected that the existing telecommunications and electricity networks
servicing the site and adjoining development are able to be augmented to
support the proposal.
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Waste Mapagement and Recycling Services

The proposed development will serve to improve the viability of the
existing waste disposal services afforded within the adjoining rural

residential development.
What are the views of State and Commonwealth public authorities consulted in
accordance with the gateway determination?
A response to this Section can be provided following the gateway determination.
34  Community Consultation

The gateway determination will specify the community consultation requirements
for this planning proposal.

4. Conclusion
-0 The planning proposal is generally consistent with the Council adopted and

NG J -(( Department of Planning endorsed Singleton Land Use Strategy 2008. Although
¢ 007 the site is not specifically identified in the Strategy, the proposal generally falls

V. N
KU within the sustainability criteria for both the Land Use Strategy and the
AN | Department of Planning’s Lower Hunter Regional Strategy 2006 for small sites
(less than 30 hectares).

The site was identified as a Candidate Area for rural residential development in
an earlier draft of Council’s former Rural Residential Development Strategy 2005,
but was subsequently excluded in consultation with the Department of Planning
on the grounds of its future potential for urban residential development.

The supply and demand analysis presented by the consultant for the proponent
(JW Planning) and quoted in this planning proposal indicates a strong need for
further residential land In this arca in the short term.

The preliminary investigations undertaken for this planning propesal indicate that

the subject site is suitable for rezoning for residential / rural residential purposes,
with minimum constraints to development.
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ATTACHMENT 1 - LOCALITY PLAN - SINGLETON 1996 LEP AM - LAY/2010
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ATTACHMENT 2 - AERIAL VIEW - SINGLETON LEP 1996 AMENDMENT- LA 412010
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ATTACHMENT J - EXISTING LEP ZONING - SINGLETON LEP AM - LA4I2010
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ATTACHMENT 4 - BUSHFIRE PRONE MAP - SINGLETON LEP AM - LA4/2010
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ATTACHMENT 6 - EEC MAP - SINGLETON LEP AM - LA4/2010
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Singleton Council - Planning Proposal for Lot 6 DP 827226
(via Preston Close) & Lot 2 DP 237057, Dalwood Road,
Branxton - August 2011 (File: LA6/2011)
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1. Introduction

This planning proposal identifies the potential issues associated with rezoning the
subject land from Rural 1(a) and Rural 1(d) to Residential to facilitate future
subdivision of the land for residential purposes. The information contained within
the proposal explains the intended effect of the proposed amending Local
Environmental Plan (LEP) and the justification for making it.

In preparing this planning proposal Council staff have extensively used material
submitted by JW Planning Pty Ltd in support of the rezoning request.

2 Site Description

The subject site is located adjacent to the established township of East Branxton as
iltustrated in Attachment 1. The subject site comprises two allotments Lot 6 DP
827226 and Lot 2 DP 237057, as described below:

Lot 6 DP 827226

Lot 6 DP 827226 contains an area of 5.96 hectares and is currently zoned
Rural Small Holdings 1(d) under Singleton Local Environmental Plan (SLEP)
1996. Lot 6 contains a dwelling and farm sheds and is currently accessed via
Preston Close.

Lot 2 DP 237057

Lot 2 DP 237057 contains an area of 10.23 hectares and is currently zoned
Rural 1{a) under Singfeton Local Environmental Plan (SLEP) 1996. Lot 2
contains a dwelling and farm sheds and is currently accessed via Dalwood
Road.

‘The site adjoins existing rural residential properties and Dalwood Road to the
north, rural land to the south and east and the existing village to the west. The
majority of the site consists of pasture currently managed by livestock. A thin strip
of riparian vegetation i3 located along Red House Creek which flows through the
site in a south westerly direction. Three dams with minimal emergent vegetation
are also located on site, The majority of the site slopes gently downward in a north
western direction towards Red House Creek.

An aerial view of the site and surrounds is provided in Attachment 2.
3 The Amending LEP

The following matters address the requirements of a planning proposal as detailed
in the Department of Planning “A guide to preparing planning proposals”,
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k3 Objective

The objective of the planning proposal is lo amend Singleton Local Environmental
Plan (SLEP) 1996 to permit (with consent) the subdivision of Lot 6 DP 827226 and
Lot 2 DP 237057 for residential purposes.

32 Provisions

Although Singleton has recently completed an agreement for additional funding
from the Department of Planning & [nfrastructure to complete its Standard
Instrument (SI) LEP it is not expected to take effect (be published on the NSW
Legislation website) for another 18 months to two years. Therefore, the rezoning
proposal needs to be progressed as an amendment to Singleton LEP 1996,

It is anticipated that the draft LEP will be along the followings lines:

1. Name of the plan

This plan is Singleton Lecal Envirenmental Plan 1996 (Amendment No ??)

2, Aims of plan

This plan aims:

a) to rezone land referred to in clause 4 from Zone 1 (a) (Rural Zone) and
Zone 1(d) Rural Small Holdings to Zone Residential R1,

b) to provide a minimum lot size for lots resulting from the subdivision of
land for Residential R1 purposes’

c) To require a development control plan to be prepared to the satisfaction of

Council before consent may be granted to development on the land to
which this plan applies.

3. Commencement

‘This Plan commences on the day on which it is published on the NSW
legislation website.

4. Land to which plan applies
This plan applies to Lot 6 DP 827226 and Lot 2 DP 237057, Dalwood Road
Branxton as shown edged heavy black on the map marked “Singleton Local
Environmental Plan 1996 (Amendment No. ?)” deposited in the office of
Singleton Council,
Schedule 1 Amendment of Singleton Local Environmental Plan 1996
(11 Clause 9(1) How are terms defined in thia plan?

Insert in the definition of “Lot Size Map” in appropriate order:
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Singleton Local Environmental Plan {(Amendment No ??) Sheet 2 Lot Size
Map

Insert in the definition of “the map” in appropriate order:

Singleton Local Environmental Plan (Amendment No ?7) Sheet 1

[2] Clause 14F
Insert after clause 14E:

14F What provisions apply generally to the Sedgefield Rural
Residential development area?

(1) This clause applies to the following land:

Lot 6 DI? 827226 & Lot 2 DP 237057, Dalwood Road, Branxton, as
shown edged heavy black on the map marked “Singleton Local
Environmental Plan 1996 (Amendment No 27)” deposited in the
office of Singleton Council.

(2) Development consent must not be granted for any development on
land to which this clause applies unless a development control plan
has been prepared for the land in accordance with subclause (3).

(3) The development control plan must, to the satisfaction of Council:

(a) contain a subdivision layout plan that provides for the
conservation, enhancement and regeneration of areas of native
vegetation with significant biodiversity value (including
riparian corrtdors), and

(b} contain provisions to conserve, enhance and encourage the
regeneration of areas of native vegetation with significant
biodiversity value (including riparian corridors), and

(¢) contain a staging plan which makes provision for necessary
infrastructure and sequencing to ensure that the development
occurs in a timely and efficient manner, and

(d) provide for an overall movement hierarchy showing the major
circulation routes and connections to achieve a simple and safe
movement system for private vehicles and public transport, and

{e) contain stormwater and water quality management controls,
and

(f) provide for amelioration of natural and environmental hazards,
including bushfire, flooding, landslip, ervsion, salinity, and
potential contamination, and

(g) contain measures to conserve any identified heritage.

Attachment 3 illustrates the existing zoning of the Dalwoud Road area, including
the subject site.
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33  Justification for Amending LEP
331 Section A - Need for the planning proposal
Is the planning proposal a result of any strategic study or report?

The Singleton Land Usce Strategy (SLUS) was endorsed by the Department of
Planning on 21 April 2008. The SLUS does not provide for any additional
residential land in Branxton,

In Section 6 ‘Urban Settlement’ the SLUS states:

‘A significant issue over the life of this Strategy is the proposed wrban aren identified south
of Branxton by the Lower Hunter Regional Strategy, including seme land within
Singleton LGA. Winle this has the potential for around 2000 residential lots in Singleton,
planning processes Jve been established to determine a structure plan, and the urban
boundaries are to be defined through future local planning. Planning and development
witlin this aren will primarily be aligned to growth within the Lower Hunter Region, and
is not expected to significantly impact on growth and dewand projections for Singleton
identified in this Strategy.’

Section 8.8 ‘Branxton ~Whittingham Corridor Development Options’ of the SLUS
réferences the following advice Council received from the Department of Planning
tnJuly 2002

. ‘Cessnock City Counctl has stated that it has no intention of pursuing nea
residential development in the cicinity of Branxton other than those already
ilentified in the Lower Hunter Regional Strategy: Huntlee New Toum (7200
daellings), Greta Migrant Camp (up to 2000 dwellings) and Greta Wipdham
Street Precinct (approx 300 duwellings).

. Given the Innd supply provided by the abuve developments, there is unlikely to be
need for additional residential sites around Branxton for a considerable number of

wenrs.”

Based on this advice, the SLUS concluded ‘no addditional resivlential land in the
vicinity of Branxton will be provided for in the Singleton 1GA, other than south of the
railway line as provided wnder the Lower Hunter Regional Strategy’.

The SLUS reflects the circumstances that applied to the Branxton area at the lime
of drafting. However, circumstances have changed with the delay and uncertainty
of the Huntlee New Town project and the commitment to proceed with the
Hunter Expressway expansion of the F3 Freeway. This expressway is fully funded
by the Government, is currently under construction and is due for completion in
2013,

The delay on Huntlee Nesv Town has left a shortfall in potential housing numbers
to meet with demand specified in the Lower Hunter Strategy. [t is acknowledged
that a revised submission has recently been lodged with the Department of
Planning, however this only covers Stage 1 of the development which dees not
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involve any new residential housing within the Singleton LGA. The development
of housing within the Singleton LGA is not scheduled until Village 2 and 3 and the
timing of these s unknown as no staging plan has been provided in the
documentation supporting Huntlee New Town.

Tt is considered that the current circumstances provide an opportunity for some
limited urban expansion of the East Branxton village. The land the subject of this
planning proposal has the potential to contribute to the supply of residential
housing within the Singleton LGA. These lots can be bought forward in a timely
manner, independent of the Huntlee New Town proposal and are a natural
expansion of the existing East Branxton village.

Further to the above, the proponent of a similar rezoning request over adjacent
land to the north (LA4/2010), has carried out an analysis of residential land
supply and demand in the area, which confirms that supply is currently
constrained.

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

The proposed planning proposal is considered to be the best means of achieving
the objectives or intended outcomes. [t is best considered as a single amendment
to the Singleton LEP 1996, since the timeframe for completion of Council’s new
comprchensive Standard LEP is very tight and tied to funding milestones.
Attempting to include spot rezonings in Council’s Standard LEP would risk
extending the timeframe and making milestones unachievable. f the Standard
LEP were to proceed to finalisation prior to this planning proposal, this proposal
could then be converted to an amendment of the Standard LEP,

The consideration of this proposal concurrently with other rezoning requests is
consistent with Department of Planning guidelines that seek to reduce the overall
number of LEP amendments by requiring minor amendments to be grouped
together. However, grouping should be left to the final stages to avoid
unnecessary delays and complications.

Is there a net community benefit?

A Net Community Benefit Test has been undertaken and provided below.
Net Community Benefit Test

Criterla Planning Comment

Will the LEP® be compatible with agreed State | No. [lowever, the site is located within 3

and regional strategic direction for kilometres of Branxton train station, which was
development in the area (eg land release, a key consideration for land release arcas in the
strategic corridors, development within 800 Draft Lower Hunter Regional Strategy. The site
metres of a transit node)? is adjacent to the existing village of Fast

Branxton and is a logical urban expansion.
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Is the LEP located in a global/ regional city,
strategic centre or corridor naminated within
the Metropolitan Strategy or other

regional/ subregional strategy?

The site is located immediately adjacent to the
existing East Branxton village, within the
Hunter Region, which is the subject of
significant investment in new and existing
industries and will benefit from the Hunter
Expressway extension of the F3 Freeway

Is the LEP likely to create a precedent or
vreate ur change the expectations of the
landowner or other landholders?

The subject site is located immediately adjacent
to the existing village and forms a logical
cxpansion for residential purposes. There is
other residential land in the vicinity of the site
however it is not likely that the proposal will set
a precedent or alter the expectation of
landholders.

Have the cumulative effects of other spot
rezoning proposals in the locality been
considered? What was the outcome of these
considerations?

To our knowledge there have not been any other
spot rezoning within the vicinity of the site in
recent years.

Will the LEP facilitate a permanent
employment generating activity or result in a
loss of employment lands?

The LEP will not facilitate a pertmanent
employment generating activity or result in the
loss of employment lands. The proposal is to
enable intensification of residential development
within the locality.

Will the LEP impact upon the supply of
residential land and therefore housing supply
and affordability?

The proposal will enable an increase in the
available stock of residential land for (uture
development. Currently the only planned
residential land supply for the whole of
Branxton 1s associated with the Huntlee New
Town, which is separated from this site by the
New England Highway and Ralline. Support for
this proposal will provide competition in the
market and an alternative source of land supply,
which is desirable given the delays and
uncertainty of the timing of the Huntlee
development. The land can be brought on line
quickly and would offer a few years interim
supply, subject to satisfactory servicing.

Ls the existing public infrastructure (roads,
rail, utilitics) capable of servicing the
proposed site? Is there good pedestrian and
cycling access? [s public transport currently
available or is there infrastructure capacity to
support future public transport?

The site is serviced by Dalwood Road and
Preston Close, A preliminary servicing enquiry
to Hunter Water confirmed that although not a
priority development site upgrading works to
the water supply are scheduled for 2014/2015,
which would, subject to a water servicing
strategy, provide the necessary capacity for the
development. In regard to wastewaler upgrade
works were scheduled for 2010/2011 and,
subject to a wastewater servicing strategy, there
would be capacity in the system to service the
proposed development. Footpaths would be
provided to ensure a pedestrian link to the
existing village.
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Will the proposal result in changes to the car
distances travelled by customers, employees
and suppliers? If so, what arc the likely
impacts in teems of greenhouse gas emissions,
aperating costs and road safety?

The subject proposal seeks to provide residential
development close to the existing village of
Branxton, This is a natural expansion of the
village and it is likely that there would be a
number of shared trips as is currently the case
with the adjoining village housing. The
provision of footpaths would encourage
alternatives to car usage. however, it is unlikely
this would result in significant reduction in
green house gas emissions,

Are there significant Government investments
in infrastructure or services in the area whose
patronage will be affected bry the proposal? If

s0, what is the expected impact?

The proposal would result in a small increase in
patronage of government rail and bus services
and local government services. The
development of the site would attract Section 94
Contributions covering the increase in use of
local community facilities.

Will the proposal impact on land that the
Govuernment has identified a need to protect
(c.g. land with high biodiversity values} or
have other environmental impacts? Is the land
constrained by environmental factors such as
floading?

The proposal will be able to be implemented
without adverse impact on the ecology of the
site, An ecological constraints report has been
prepared by Wildthing Environmental
Consultants to support this planning proposal
(Appendix 1 of the supporting Orbit Planning
Report). The land has the potential to be
partially alfected by localised flooding
associated with Red Hoause Creek, however the
flood affected area would be limited to the
riparian corridor which would not contain
housing. The land is also mapped as being
partially Bushfire affected from this riparian
corridor, however the majority of the site would
be able to be developed in compliance with
Planning for bushfire protection (Appendix 2 of
Orbit Planning Report) The land is not
constrained by other environmental factors.

Will the LEP be compatible/complementary
with surrounding land uses? What Is the
impact on amenity in the location and wider
community? Will the public domain improve?

The LEP will be compatible with the area to the
west of the subject site, which is the established
Village of East Branxton, Land to the north of
Lot 6 contains rural residential housing and land
to the south and east is rural. The impact on the
amenity will be marginal as the rural residential
and rural land is not isolated and is already on
the edge of the village.

At sub-division stage works within the road
reserve and riparian corridor along Red House
Creek would contribute to the amenity of the
public domalin.

Will the proposal increase choice and
competition by increasing the number of retail
and commercial premises operating in the
area?

The propesal will not provide any retail or
commercial premises.
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If a stand-alone proposal and not a centre, The site is located close to existing Fast Branxton
does the praposal have the potential to Village., The proposal itself does not have the
develop into a centre in the future? potential to develop into a centre,

What are the public interest reasons for [t is in the interest of the public to provide an
preparing the draft plan? What are the alternative source of residential land within the
implications of not proceeding at that time? Branxton area to complete with Huntlee New

Town and to pravide an interim source ot land
within the Singleton LGA. [f the 1.EP
amendment does not proceed the subject land
will remain as Rural and Rural Residential and
other land further from the existing Village
services would need fo be found, potentially at
higher servicing costs and costs to the
environment which in turn will impact on the
alfordability of the blocks.

It is conclude that there will be a net community benefit as a result of the proposal.
3.3.2 Section B - Relationship to strategic planning framework

Is the planming propaesal consistent with the objectives and actions contained
within the applicable reglonal or sub regional strategy?

There is no regional or sub regional strategy that applies to the subject land.

It is noted that the land was indentified under the Draft Lower Hunter Regional
Strategy as having potential for urban development as it is within 3km of existing
railway station. However, on adoption of the Lower Hunter Regional Strategy any
such infill development was removed in favour of the Huntlee New Town
development,

Following preliminary discussions between Council and the Department of
Planning (Newcastle Office) it was recommended that the planning proposal have
regard to the sustainability criteria within the Lower Hunter Regional Strategy.
The followtng comments are offered in response to this established:

Sustainability Criteria Explanation Comment
1. Infrastructure Pravision: ¢ Development is consistent | The development is a
Mechanisms in place to with any regional strategy, logical expansion of the
ensure utilities, transport, subregional strategy, State existing village of Cast
open space and Infrastructure Strategy, or Branxton and exlsting
communication are provided | section 117 direction. roads, open space and
in a timely and efficient way, | * The provision of communications are
infrastructure (utilites, provided and
transport, open space and connections can be
communications) is costed readily made.
and economically feasible Preliminary servicing
based on Government enquirtes with Hunter
methodology for Water have been
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undertaken and there is
likely to bw: capacity
available to service the
site in the future. A
water and wastewater
servicing strategy

' would be prepared if

i gateway approval is

| provided.

| 'ii_u_té?m_iﬁiﬁg_infrash;cturu
development contributions.
| * Preparedness to enter into

| development agreement

The silo is accessed off

[2 Access: ¢ Accessibility of the area by

Accessible transport oplions
for efficient and sustainable
travel between homes, jobs,

public transport and/or
appropriate road access in
terms of:

Dalwood Road, which
in turn will be accessible
from the New England

services and recreation to be | > Location/land use — to Flighway and FHunter
existing or provided. existing networks and Expressway northern
related activity centres. link road.
> Network — the area’s
potential to be serviced by The site is on two bus
economically efficient coutes, which connect
transport services. the site to the retail and

commercial services
within the Branxton
Village and further

| afield to Singleton to the
west and Green Hills
and Rutherford to the
east. The site would also
be serviced by Branxton
Ralline which provides

> Catchment — the area’s
ability to contaln, or form
part of the larger urban area,
which contains adequate
transport services. Capacity
for land use/ transport
patterns to make a positive
contributon to achievement
of travel and vehicle use

goals, a transport link to the
¢ No pet negative impacton | north and south of the
performance of exishing

subregional road, bus, rail,

State. 5
[
ferry and freight network. |

The clevelopment
would not have a
negative impact on
performance of existing
road, bus or rail
networks,

The site has the
potmtial to provide for
a number of housing

o Contributes to the
geographic market spread of
housing supply, including

3. Housing Diversity:
Provide a range of housing
choices to ensure a broad

population can be housed, any government targels types to meet the
established for aged, demands of the
disabled or affordable community.
housing.

4. Empluymeﬁhnds: |« Maintain or improve the | lhe rezoning of the site

Provide regional/local existing level of subregional | does not contatn any
employment employment self- employment lands,
opportunities to support the | containment. however it does have
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| Lower Hunter's expanding = Meets subregional the potential to provide
role in the wider regional employment projections. residential
and NSW economies. > Employment-related land | accommodation for
is provided in appropriately | workers which is in
zoned arcas, short supply in the
| Singleton LGA.
5. Avoidance of Risk: * No residential The site will not provide |
land use conflicts, and risk development within 1:100 any residential
to human health and life, floodplain. development within the
avolded * Avoidance of physically 1:100 floodplain.
constrained land, e,
> high slope ‘The site is mapped as
> highly erodible. polentially being
* Avoidance of land use bushfire affected. A
| conflicts with adjacent preliminary assessment
existing or future land use as | against Planning for
planned under relevant Bushfire Protection 2006
subregional or regional has been carried out and
strategy. minimum Assct

¢ Where relevant available Prolection Zones have
safe evacuation route (flood | been established

and bushfire). together with
recommendations for
compliance (see
Appendix 2 of the Orbit
Planning Report)

The neighbouring land
to the south contains an
existing poultry farm
which is lecated over
200 metres from the
common boundary.
This farm is at a similar
setback to the existing
Fast Branxton Village,
whoere to the best of our
knowledge there is no
history of land us
conflict. Although not
visible from the site due
to the change in
topography vegutative
screening could be
adopted as part of the
development as
required.

6. Natural Resources: * Demand for water within - | A preliminary servicing
Natural resource limits not infrastructure capacity to enquiry to Hunter
exceeded /environmental supply water and does not Water confirms the site
footprint minimised place unacceptable pressure | has the potential to be
on environmental flows. serviced in the future,

* Demonstrates most subject to a water

| efficient/suitable use of land: | servicing strategy.
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> avoids identified
significant agricultural land
> Avoids productive
resource lands - extractive
industries, coal, gas and
other mining, and quarrying.
¢ Demand for energy does
not place unacceptable
pressure on infrastructure
capacity to supply energy —
requires demonstration of
cfficient and sustainable
supply solution.

The site is within the

Branxton Sail

Landscape as defined

by Kovac and Lawrie

(1991) which comprises

Class IV and V

agricultural land. Part

| of the site is already

| zoned for Rural
Residential purposes

| and neither site is used

| for sustainable

agricultural production.

The site is also not

| affected by coal

deposits. The use of the

sile for residential

housing purposes is

suitable.

The site is currently
serviced by Ausgrid
and further connections
are likely to be
available. A servicing
enquiry will be
undertaken with
AusGrid should
galeway approval be
granted,

7. Environmental Protection:
Protect and enhance
blodiversity,

air quality, heritage and
waterway health

*» Consistent with
Government-approved
Regional Conservation lan
(if available).

* Maintains or improves
areas of regionally significant
terrestrial and aquatic
biodiversity (as mapped and
agreed by DEQ). This
includes regionally
significant vegetation
communibies, critical habitat,
threstened species,
populations, ecological
communities and their
habitats.

* Maintain or improve
existing environmental
condition for air quality.

| = Maintain ot improve

| existing environmental

i condition for water quality:

| > consistent with community
| water quality objectives for

There Is no Regional
Conservation plan
applicable to the site.

* An Ecclogical
Constraints Study has
been undertaken by
Wildthing Consulting
and is included in full
in Appendix 1.

A summary of the
potential ecological
constraints to the

i development of the site
| is summarised belaw.

|

| One endangered

| ecological community

| Swamp Oak Floodplain

| Forest was present

| within the

| riparian and low-lying
areas on site. The
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| recreational water use and majority of this
| river health (DEC and CMA) | assemblage is located
> consistent with catchment | within the 1:100
| and stormwater management | yvar fleod zone where
planning (CMA and council). | building constraints
| * Protects areas of already exist. Areas of
Aboriginal cultural heritage | Swamp Oak Forest
| value (as agreed by DEC). tocated outsidle of the
flood zone should also
be preserved or
incorporated into the
landscaping of any
future development.
Threatening processes
impacting upon this
community on site
include the
invasion of Lamtana
camara (Lantana) and
Olea eurvpen ssp.
cuspiduta (African Ollve)
both of which will need
to be controlled during
and post any future
development.

| The potential
construction of a road
and bridge across Red
House Creek is likely to
require the removal of a
small amount of EEC
vegetation within the
riparian zone. Generally
the removal of

an area of an EEC
requires replacement at
arate of 4:1 {e.g. tha
revegetated on site or
reserved elsewhere for
every lha removed), It
1s anticipated that any
clearing for bridges and
roads would be minimal
and there would be
ample scope to
revegetate within the
creek buffer zones as
shown in Figure 3.

An isolated tree located
along the eastern
boundary had buds
consistent with

| Encalyptus
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| camatdutensis {River Red

Gum), an endangered
population in the
tHunter Valley. Further
samples when the tree is
in flower may be
required to conflirm the
species of the tree. [tis
recommended that this
tree be retained within
any future proposal at
least until its status is
determined.

In canclusion, provided
the constraints
identified in the report
are implemented it is
considered that

the threatened flora,
fauna and ecological
communities considered
in this report are
unlikely to be
adversely affected from
the future development
of the site,

o The development
would not have any
adverse impacts on air
quality

e The development
would not have any
adverse impacts on
Watler Quality

¢ A scarch of AHIMS

confirmed there are no

known artefacts on site.

It is envisaged that a full

cultural heritage

assessment would be
undertaken on site
should gateway
appraval be granted,

| 8. Quality and Equity in

| Services

| Quality health, education,

i legal,

| recreational, cultural and

| community

| development and other
Government

| services are accessible

» Available and accessible
services:

> Do adequate services exist?

> Are they at capacity or Is
some capacity available?

> Has Government planned

and budgeted for further
service provision?
> Developer funding for

There are a range of
services and facilities
available in Branxton to
service the existing
Village inctuding (but
not limited to) the

following;:
e Ixprimary
schools
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required service e 3x
upgrade/access is available. childcare/play
group centres
e  2xdoctors
surgeries
o Branxton Palice
Station
o Branxton Fire
Brigade
o  Branxton Post
Office
o 1GA
Supermarket
and over 35
' cetail shops and
tight
engineering
workshops
s Millar Park
Sporting
Complex
(athletics,
soccer, tennis,
netball, cricket,
playground,
bowling greens)
e Branxton
Memortal
Swimming Pool
e Branxton Oval
(football,
cricket)
¢ Branxton Gold
' Club
! e  Branxton
Community
Hall
e Branxton RSL
e Anglican
Church
e Methodist
Church
e Branxion
Railway
* Hunter Valley
Buses
The services are
sufficient to cater for the
limited additional
population generated
by the development of
this land.
Notwithstanding,
: . | Section 94 Contributions |
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| would be imposed asa |
result of any future
| subdivision of the land.

“Table2:  Sustainability Criteria (LHRS)

Is the planning proposal consistent with the local council’s Community Strategic
Plan, or ather local strategic plan?

Singleton Council is currently preparing a Community Strategic Plan (CSP) as
required by the NSW Department of Local Government. It is anticipated that it
will be completed by mid 2012,

The Singleton Land Use Strategy (SLUS) 2008 is the relevant (adopled and
endorsed) local strategic plan under which the proposal should be considered.

Although the site is not specifically identified within the SLUS, the underlying
intent of the planning proposal to rezone the land for residential purposes is
consistent within the following aims and objectives of the SLUS:

(b) to ensure the most appropriate aud efficient nse or management of kend and natural
resoures;

Comment: The subject site is located on the urban fridge of the existing East
Branxton village and is a prime candidate area for urban expansion. Part of the
site is already zoned for rural residential development and it does not support a
viable and sustainable agricultural unit. The intensification of the slte for urban
housing purposes would be the most appropriate and efficient use of the land.

(¢ ) to co-ordinate economic development so that there is optintum and equitable economic
and social benefit to the local contmenity;

Comment: The development of the site for urban housing purposes would
maximise the economic retumn from the subdivision of this property, yenerating
Section 94 Contributions and general rate revenue, which Council would use for
the benefit of the local community.

(dd) to ensure that the environmental impact of development is adequately assessed,
including the considertion of alternatives;

Comment; The environmental impacts of the development will be clearly
investigated and detailed subject to a favourable Gateway determination. The
preliminary investigations indicate that the site can be developed without adverse
impact on the environment. Preliminary ecology and bushfire investigations
support this position (Appendix 1 & 2 of supporting Orbit Planning Report). The
proposal represents a sound alternative to that likely to be provided by any future
Fluntlee New Town proposal.

{e) to establish a pattern of broad development zones as a means of:

{i) separating incompatible eses;
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Comment: The site adjoins the existing village and represents a logical expansion
for housing purposes. There is sufficient physical distance and opportunity for
buffer planting to alleviate any potential conflict between future housing on the
subject site and the poultry farm to the south of the site. [t is noted that the
poultry farm has co-existed at a similar distance to houses within the existing
village for many years without incident, It is envisaged that further consideration
of this issue would be undertaken following Galeway determination.

(i) minbsing the cost and environmental impact of development

Comment: The subject site adjoins the existing village and has access to existing
infrastructure and services, The site is largely free of constraints and can be
developed with minimal environmental impact. It is intended that Red House
Creek will be protected through the development. Vegetalion along the Creek
will be retained and where appropriate enhanced (as detailed in the ecological
constraints report). The majority of housing will be confined bto the existing
expanses of cleared land.

(iti)  maximizing efficiency in the provision of utility, transport, retail and other
services.

Comment: The proximity of the site to the existing village provides an opportunity
to maximize efficiency in the provision of utility services to the development, Itis
envisaged that the subject site would be able to be serviced by the existing
transport and retail services available in Branxton, as listed in Table 2.

(j) to progress developiment in an ordered and econontic manner.

Comment: The use of the subject site for housing purposes makes efficient use of
available infrastructure and services and represents a logical expansion of the
existing village. East Branxton urban arca has expanded steadily in recent years as
a result of similar urban subdivision developments in the nearby Dalwood Road
and McMullins Road vicinity.

Is the planning proposal consistent with applicable state environmental planning
policies?

The Amending LEP is not inconsistent with any applicable state environmental
planning policy. Future residential development of the site has the potential to be
affected by the following state environmental planning policies:

s State Environmental Planning Policy (Building Sustainability Index:

BASIX) 2004
e State Environmental Planning Policy (Exempt and Complying
Development Codes) 2008

¢ State Environmental Planning Policy (Rural Lands) 2008,

Full consideration of the impacts of state environmental planning policies will be
considered at the development application stage. Discussion on the amending
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LLEP's consistent with the rural principles under SEPP (Rural Lands) 2008 is
provided below.

Is the planning proposal consistent with upplicable Ministerial Directions (s.117
directions)

The Minister for Planning issued new directions to Council’s under section 117(2)
of the Environmental Manning and Assessment Act 1979, commencing 1 July 2009.
The new directions that affect the proposal are outlined below:

Direction 1.2 - Rural Zones

The objective of Direction 1.2 is to protect the agricultural production value of
rural land. This direction applies when a council prepares a planning proposal
that affects land sithin an existing or proposed rural zone (including the
alteration of any existing rural zone boundary).

The Direction states that a planning proposal must:
e not rezone lardd from a rural zone to a residential, business, industrial,
village or tourist zone,
e not contain provisions which will increase the permissible density of land
within a rural zone (other than land within an existing town or village).

The direction states that a planning proposal may be inconsistent with the terms of
this direction only if Council can satisfy the Director-General of the Department of
Planning that the provisions of the planning proposal that are inconsistent are:

o justified by a strategy (hat considers the objective of this directive,
identifies the land and is approved by the Director-General, or
justified by a study prepared in support of the planning proposal, or
is in accordance with the relevant Regional Strategy prepared by the
Department, or

* is of minor significance.

Although not currently included within the SLUS the location of the site
immediately adjoining the village of East Branxton enables some consideration to
be given to the proposal on merit having regard to the threshold sustainability
criteria for development sites oulside designated areas, permitted under the
Lower Hunter Regional Strategy. In this regard an assessment of the site against
this sustainability criteria has been undertaken as detailed above. The proposed
site meets the criteria and this planning proposal demonstrates there are minimal
constraints to development and the proposal would be of minor significance, and
that any inconsistency with Direction No 1.2 is fully justified.

Direction 1.5 - Rural Lands

The objectives of Direction 1.5 are to protect the agricultural production value of
rural land and facilitate the orderly and economic development of rural lands for
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rural and related purposes. This direction applies when a council prepares a
planning proposal that affects land within an existing or proposed rural or
environmental protection zones and when a planning proposal changes the
existing minimum lot size on land within a rural or environmental protection
rone,

The Direction states that this planning proposal must be consistent with the Rural
Planning Principles listed in State Environmental Planning Policy (Rural Lands)
2008. The Rural Planning Principles are as follows:

(n) the promotion anld protection of opportunities for current and potentinl productive and
sustainable econonnic activities i rural areas,

(b) recoguition of the importance of ruml lamds and ugriculture and the changing nature
of agriculture and of trends, demarnds and issues in agriculture in the area, region or
State,

(¢} recognition of the significance of rural land uses to the State and rural comnmunties,
including the social and economic benefits of rural land use and development,

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

{e) the identification and protection of natural resovrces, hrving regard to maintaining
biadiversity, the protection of native vegetation, the importance of water resources aml
avoiding constrained land,

(N the provision of opportunities for rural lifestyle, settlement ind honsing that contribute
to the social and econonsic welfuare of rural communities,

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

(l) ensuring consistency with any applicable regionnl strategy of the Department of
Planning or any applicable local strategy endorsed by the Director-Generul,

The direction states that a planning proposal may be inconsistent with the terms of
this direction only if Council can satisfy the Director-General of the Department of
Planning that the provisions of the planning proposal that are inconsistent are:

e justified by a strategy that considers the objective of this directive,
identifies the land and is approved by the Director-General, or
e is of a minor significance.

The proposed development has been assessed against the sustainability criteria of
the Lower Hunter Regional Strategy and is considered to be of minor significance.
The site compriges poorer agricultural land that does not support sustainable
agricultural production. The site is located immediately adjacent to the existing
village and presents a logical urban expansion oppottunity. Rezoning the land for
residential purposes would reduce the pressure on other more productive rural
land from being utilised for housing purposes. The planning proposal will
provide an opportunity for new residential land, and does not reduce the
avatlability of good agricultural land.

It is considered that any consistency with Direction No 1.5 is fully justified.

Direction 2.1 - Enviromment Protection Zones
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The objective of this direction is to protect and conserve environmentally sensitive
areas. To be consistent with this Direction, planning proposals must include
provisions that facilitate the protection and conservation of environmentally
sensitive areas.

Areas identified as being ecologically significant will be addressed by the
amending LEP requiring relevant DCP provision to be prepared for the
development of the site. The use of a conservation zone may also be considered.

The proposal is considered to be consistent with this Direction,
Direction 2.3 - Heritage Conservation

The objective of Direction 2.3 is to conserve items, areas, abjects and places of
environmental heritage significance and indigenous heritage significance. This
direction applies when a council prepares a planning proposal.

The Direction states that a planning proposal must contain provisions that
facilitate the conservation of:
o items, places, buildings, works, relics, moveable objects or precincts of
environmental heritage;
o Aboriginal objects or Aboriginal places that are protected under the
national Parks and Wildlife Act 1979; and
o Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes
identified by an Aboriginal heritage survey prepared by or on behalf of an
Aboriginal Land Council, Aboriginal body or public authority and
provided to the relevant planning authority, which identifies the arca,
object, place or landscape as being of heritage significance to Aboriginal
culture and peoples.

The direction states that a planning proposal may be inconsistont with the terms of
this direction only if Council can satisfy the Director-General of the Department of
Planning that:

¢ The environmental or indigenous heritage significance of the item, areas,
object or place is conserved by existing or draft environmental planning
instruments, legislation or regulations that apply to the land, or

¢ The provisions of the planing proposal that are inconsistent are of minor
significance.

The planning proposal will not impact on any known item of environmental
heritage. A search of the Aboriginal Heritage Information Management System
{AHIMS) confirmed there are no known artefacts on site. It is envisaged that a full
cultural heritage assessment would be undertaken on site should gateway
approval be granted.

[tis considered that the planning proposal will be consistent with Direction No.
2.3,
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Direction 3.1 Kesidentinl Zones

The objectives of this direction are:
{a) to encourage a variety and choice of housing types ta provide for existing
and future housing needs,
(b) to make efficient use of existing infrastructure and services and ensure that
new housing has appropriate access to infrastructure and services, and
(c) to minimise the impact of residenlial development on the environment and
resource lands.

The proposal is considered to be consistent with this Direction,

Direction 3.4 Integrating Land Lse imd Transport

The objective of this direction is to ensure that urban structures, building forms,
land use locations, development designs, subdivision and street layouts achieve
the following planning objectives:
(a) improving access to housing, jobs and services by walking, cycling and
public transport, and
(b) increasing the choice of available transport and reducing dependence on
cars, and
(c) reducing travel demand including the number of trips generated by
development and the distances travelled, especially by car, and
(d) supportting the efficient and viable operation of public transport services,
and
(e) providing for the efficient movement of freight.

Residential development of the subject site will improve the permeability of the
existing street network for walking, cycling and buses. This also means access to
Branxton rail station and the Flunter rail corridor. This allows for greater viability
of any existing and future public transport servicing the area.

The site provides relatively casy access to the large employment providers within
the wine and coal industries that necessitate being located considerable distance
from residential land uses. Large numbers of employees are required to travel
from Maitland, Newcastle arcl Lake Macquarie to service these industries and an
increase in available land within Branxton will assist in reducing the distances
travelled for employment.

These issues will also be addressed in the provisions of the DCP which will be
required to be prepared. i is therefore considered thal the proposal is consistent
with this Direction.

Direction 4.4 - Planning for Bush Fire Protection

The objectives of Direction 4.4 are to protect life, property and the environment
from bush fire hazards, by discouraging the establishment of incompatible land
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wses in bush fire prone areas, and to encourage sound management of bush fire
prone areas,

The directive applies when a Council prepares a planning policy that will affect, or
is in proximity to land mapped as bushfire prone. The subject site is mapped as
containing bushfire affected land and a preliminary Bushfire Assessment Report
has been undertaken by Newcastle Bushfire Consulting (Appendix 2 of
supporting Orbit Planning Report). The preliminary assessment confirms there is
sufficient constraint free land that could be utilised for residential housing
purposes, with complying Asset Protection Zones (APZ’s). [t has been
demonstrated that the future development of the site will be able to comply with
Planning for Bushfire Protection 2006 and any subsequent proposal for
subdivision will be supported by a further Bushfire Protection Assessment,

It is considered that the proposed rezoning is consistent with Direction 4.4,
Direction 5.1 Implementation of Regional Strategies

The objective of this direction is to give legal effect to the vision, land use strategy,
policies, outcomes and actions contained in regional strategies.

The proposal is consistent with the Lower Hunter Regional Strategy (see
Relationship to Strategic Planning Framework section above), consistent with this
Direction.

[irection 6.1 Approval and referral requireents

The objective of this direction is to ensure that LEP provisions encourage the
efficient and appropriate assessment of development.

The Planning Proposal will not require the concurrence, consultation or consent of
a minister or public authority, consistent with this Direction.

Direction 6.3 Site Specific Provisions
Objective
The objective of this direction is to discourage unnecessarily restrictive site specific

planning controls.

No site specific planning controls are proposed, consistent with this Direction.

333 Section C - Environmental, social and economic impact
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?

84



Attachment 3 Planning Proposal - Dalwood Road - Lots 6 and 2

The location of Endangered Ecological Communities on site is depicted in
Attachment 5.

As discussed in Section 3.3.2 above a preliminary Ecological Constraints Study has
been undertaken by Wildthing Consulting and is included in full in Appendix 1 of
the supporting Orbit Planning Report. The conclusions of this study are detailed
as follows:

The Central Hunter Swamp Oak Forvst (CHSOF) found mostly within the riparian areas
o sile is consistent with the EEC Swamp Oak Floodplain Forest, The wderstorey of this
assemblage ts usually sparse but was heavily disturbed in parts due lo gmzing and the
prevalence of weeds. The wmajority of this assemblage is located within the 1:100 year flood
zone where building constraints alrendy exist. Areas of CHSOF located outsidde of the flood
zone shonld also be preserved or incorporated into the landscaping of any fiture
development. Threatening processes impacting upon this community en site include the
invasion of Lantana camara (Lantana) and Olea europen ssp. cuspidata (African Olive)
botl of which will need to be controlled during und after any future development.

The potential construction of a romd and bridge across Red House Creek is likely to require
the removal of a small amount of EEC vegetation. Generally the removal of an area of an
EEC requires replacement at a rate of 4:1 {v.g. 4ha revegetuated on site or reserved elsewhere
Sor cvery Tha removed). 1t is anticipated that any clearing for bridges and roads would be
minimal and there would be ample scope to revegelate within the outlined creek buffer
zones,

An isolated tree located along the easternt boundary had buds consistent with Eucalyptus
cmmaldulensis (River Red Gum) which is listed as an endangered population in the Hunter
Valley. The tree was unnsuad as it is isolated on a hill avay from the creekline which is
generally the typical Iinbitat for this species. The leaves were alse much totder than what is
typical and may be a hybrid of tlus species. Furtier samples when the tree is in flower may
be requtired to confirm the species of the tree. It is recommended that this tree be retuined
wilhin any future proposal at least until its status is determmined.

While no threatened species were recorded on site during the brief site inspection, of the 36
threntened species considered in this report, 25 were considered to have potential habitat
resources of mosty fotw quality across the site. The removal of vegetation ort site ny be
seen as an incretental decline of habitat in the local aren, As the liabitat altributes found
on sile are quile limited and conmeon in the local aren the development of the site is
unlikely to reswlt in the loss of u viable local population of any of the threatened species
considervd in this report.

Consideration of Stale Exvironmental Planning Policy 44 - Koala Habitat Protection,
ientified that the site dves not constitute ‘Potential Koala Habitat’ and this policy is
wunlikely to place any additional constrmints upon the proposal.

Considerations Jurve been givernt to the Contmomuenlth Environnent Protection and
Biodiversity Conservation (EPBC) Act 1999. 11 was determined that a matter of National
Environmental Significance was unlikely lo impose any additional constraints on the
proposeil rezoning of the site.

Considerntion has alsa been given to the Water Management Act 2000. The potentral
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construction of a rond and bridge ncross Red House Crevk will require approval from the
NSW Depurtment of Water and Energy. It was determined that Red House Creek 1s likely
to require n 30m vegetated buffer al a vegetation numagentent plan to ensure protection
of the riparian zone.

Int conclusion, provided Hre construints identified in this report are implemented it is
considered that the threatened flora, fauna and ecological commumities considered in s
report are unhikely to be adversely affected from the future development of the site,

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

As discussed above the site 1s bushfire prone and a preliminary Bushfire
Assessment Report has been undertaken by Newcastle Bushfire Consulting
{Appendix 2) to support this planniny proposal. The preliminary assessment
confirms there is sufficient constraint free land that could be utilised for residential
housing purposes, with complying Asset Protection Zones (APZ’s). It has been
Jdemonstrated that the future development of the site will be able to comply with
Planning for Bushfire Protection 2006 and any subsequent praposal for
subdivision will be supported by a further Bushfire Protection Assessment.

The site is also likely to be subject to localised flooding from Red House Creek.
[he extent of flood affectation is, however, limited to the width of the riparian
zone and would not further atfect the development potential of the site.

How Ias the planning proposal adequately adilressed any social and economic

effects?

Fhe planning proposal has considered the sites potential for aboriginal cultural
heritage and the AHIMS searches confirm there are no known artefacts on site,
Further investigaton of this issue would be undertaken should the gateway
approval be granted. The planning proposal has also given consideration to
introducing an alternative source of residential land in the Branxton area, separate
to that which may be provided in the future by Huntlee New Town. It is in the
intevest of the public to pravide competition in the market for residential land
which provides choice and drives down prices.

334 Section D - State and Commonwealth interests
Is there adequate public infrastructure for the planning proposal?

The site currently has vehicle access from Dalwood Road and Preston Close and
future conncections to these roads would be achievable, A preliminary servicing
enquiry to Hunter Water confirmed that although not a priority development site
upgrading works to the water supply are scheduled for 2014/2015 which would,
subject to a water servicing strategy, provide the necessary capacity for the
development, In regard to wastewater upgrade works were scheduled for
2010/ 2011 and, subject to a wastewater servicing strategy, there would be capacity
in the system to service the proposed development. Footpaths would be provided
to ensure a pedestrian link to the existing village. It is considered that the
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planning proposal would not place unreasonable additional demands on available
public infrastructure,

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

A response to this Section can be provided following the gateway determination,
34 Community Consultation

The gateway determination will specify the community consultation requirements
for this planning proposal.

4. Conclusion

Itis considered that the land the subject of this planning proposal is suitable for
rezoning for residential housing purposes. The following key issues are
highlighted in support of this position:

s The land was indentified under the Draft Lower Hunter Regional Strategy as
having potential for utban development (within 3km of existing railway
station);

s The land is not constrained by virtue of coal deposits;

e  The land has access to existing infrastructure and village services and
provides a logical urban expansion for East Branxton Village:

e The rezoning and ultimate development of the land will assist in the short
term urban planning for East Branxton, and provide an alternative choice for
future purchasers of land wishing to construct family homes within the
Singleton LGA, close lo Branxton Village shops, schools and train station;

¢ The land can be serviced by infrastructure and utility services, (subject to
implementation of a servicing strategy);

e The land has minimal constraints to development in relation to ecology,
contamination, hydrology, and bushfire hazard. 1t is noted that detailed
specialist studies will need to be prepared following gateway Jetermination,
however, preliminary investigations indicate any issues could be readily
addressed through detailed investigation and design at the subdivision stage
of development;

o The property is subject to localised flooding only (not within the 1:100 year
flood as mapped) and dees not comprise good quality agricultural land;

s The property is not of sufficient area (16.19 hectares) to form a viable
agricultural unit capable of supporting sustainable agricultural production;
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o The land is elevated, has a good aspect and a high visual amenity;

s The proposal would provide a supply of residential land, separate to the
Huntlee New Town proposal, encouraging competition in the market place. [t
is noted that the SLUS does not currently identify any new residential land for
Branxton other than the Huntlee New Town proposal;

» Thealternative Jdevelopment option of proceeding with rural residential
rezoning and subdivision has been considered but would not be viable, given
the estimated low lot yield and associated development costs. Urban
residential rezoning will enhance and confirm the economic and social
benefits to the community; and

e  The landowners are committed to proceeding with the development as seon

as all relevant planning issues are resolved and have the resources to bring
this development on to the market at the earliest opportunity.
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ATTACHMENT 1 - LOCALITY PLAN - SINGLETON LEP 1996 AMENDMENT - LA 872011
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ATTACHMENT 2 - AERIAL VIEW - SINGLETOMN LEP 1996 AMENDMENT- LA €201
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ATTACHMENT 3 - EXISTING LEP ZONING - SINGLETON LEP AM - LAS/2011

Singleton LEP 1886 [ |
Land Zonlng '
1(s) - Ruwa

! 1(b) - Rured Hobbytarms

| 1¢9) - Rural Small Hotdings
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ATTACHMENT 4 - BUSHFIRE PRONE MAP - SINGLETON LEP AM - LA8/2011
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ATTACHMENT 5 - EEC MAP - SINGLETON LEP AM - LA8/2011
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