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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

Singleton Council - Planning Proposal for Lot 4 DP 533318
& Lots 3l-33 DP 571275, Dalwood Road, Branxton -
August 2011 (Fite: tA{¡2f[0)
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

1. lntroductlon

-l'his planning proposal irlcntifias thc potcntial issues ¡ssot-iatcrl with rezoning thc
subject l¿ntl fro¡n Rural l(u) to z(tnes which rvill providc for rsidcntlal anrl rural
rr'cidential tlcvelopmenl ¿nrl for conssrvation puryos€s. l'hc' i¡rftr¡matirrn
containecl within thc pro¡rosal explains the intenrlL{ effcrt of thL'Prop()st\l
dmending LEP and the þtificaticrn for making iL

ln prcparing this planning ¡rroposal Council staff have extettsively used material
submittcd by IW Plaming Pty Ltd in support of the rezoning request.

2. Site Dercrlption

'l'lre legal tlescription of the subþ'ct s¡tc is L,ot 4 DP533318.1¡ Lots 3l'33 DP 571?75,

Dalwrxxl lload, llranxton.'fltc sitr-'is irrogular in shape and haç an ¡rea of
approxímatcly T) hectares. It coukl bc consitlered as "in(ill" rlevelopment since it
actjoiru exirting rural resirlential tlevelopment in the north, south, and west. [t
.rlso adþins existing tuban residentinl to the rcuth-rvest, in the Cessnock Cilv
Cou¡rcil LGA. Thc site has a tot¡l areu of approxrmately 32 hecbres, rvith a'l'10
nrette frontage to Daìwood Roatl along its southem sidt'.

The site ic pretlominatcly clcared, but docs contain -somc st¡rrûs of vc8État¡on,

particularlv in the no¡thwest comer ¡rf thc site anrl alrrng clrainagr-' lines' 'lhe site

falls gradually towards Dalwcxxl Road antl two I'torcler tlrainage lines, with
existing farm dams, drain the land in a southeasterly tlircction.

,,\ clu,elling is lcxatctl rvithin both Lots 3l ¿nd 32, ¿nd a retlundnnl nrachinery shcd

is ltratcd rvithin l,ot 33,

The location of the subioct site is shorm in Att¡chment l.

An ¡erial view of thc. propcrlv is provided in Alt¡chment 2

.3. The Âmendlng LEP

'I'he following, m¡rtl.ets atldrcss thc rcquircmcnls of ¡ planning proposal ¿s dct¡iled
in the Þepirrtmerrt of Pl¡rrning "A guide to prcparing planning proposah".

3.1 Obiective/ tntended Outcomes

The objective of the planning proprrsnl is ttr amtrnd Singleton l-ocal Environmental
PIan (LEP) t99ó to permit (with ctrnsent) the subtlivision of the ruhject land for
rcsidanü¡|, ru¡al residential and corrservation purposes,

'Ihe site was identified as a candid¡te area for rural residenti¡l dcvclopnrcnt in thc
lraf Singleton Ru¡nl R¿sùl¿nlial Dewlopuunl Slmlag 2lÐ5, but ¡v¡¡.ç cxcludcd from
the rl¡aft Shategy þ Council givcn that it has Pott'fltial for urban dcvcloprnenB
that is, a higher and tætþr usc' given iB urbon conte¡t
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

I

I

-[he intantlerl oukomes of rezoning thc subþt Inntl ¡rre tlerived from thc rclcvant
Principles of thc' Sirrglelon lnnil Llst StrureßV (artoptctl by Council, April 2008 and
endorsed by DoP, Iune 20{É). The Strategy does not c'on!¡in spcrcific Stratagic
tlirections for urba¡r devclopmcnt in lhc Branxton area, howcver, the diretHors for
rural rc'sitlential devekrpment are still largely re,leva¡tt Thes¡-. art':

. ntmt resiilentinl ileæloprcnl on snnll allolnænls sl¡ould Iv prnùfud ruilh ¡ good
quallty router suyply auil the stagìtrg of thc prooision of thb setolcc
shotld úetentrlne llrc scquenchry of dadoping ølúiliønl nrms;

¡ datlop¡nent shottltl be ørcourugcrí os close as possible to exístìng urbun
itess in ont¿¡ la nnniniv tllæ cast of prvilingesxntinl *ruicer.,

. ryduty tmrl time nnd trsls ø¡l lo íntprwc æcesslbilìly to cotnnnnity
semìcæ þr rtsidenls:

. t btlance shottld be achieoed beftuecn settìng land nsìùe for futurc wbun
ilcvelopnrcnt trnil land lor firtu¡e nûal ¡vsldcntinl dæelopnenì

t ott llæ &nsis llml betueen 5 øul l0 yctrs' supply o/ lnnú sltorhl bc lilcntìfteil
t lnnd tl t ls îdentifred ns potentiollu sulteúçfqtl!_tl.t-t^utbqn develonm¿at

slwnlil not be dæelopedlor ru¡nl nsidenlial puryosæ as futurc re-
sttbdlolslott tuould lte ilIlffcult lo schlev¿:

ln respome to the Strategy Principles, the following outroomes are intended by the
proposal:

. 'lb ensu¡e there is no rllsruption to the supply of affordable residential lots
in Branxton (supply is likely to be exhaustc.cl in ã)11 - refer Section 4.1);

. To ensure housing choicr, price competition and product quality in
Hranxton by providing an altemative release area to thore already
identified in the Singleton and Ce*snock Settlenrent Stratcgies, a¡rd the
Lpwer Hunter Regional Strategy;

¡ To provide for the ordcrly roll-out of unconstr¡inctl land for housing in
logical sequence with the most recent rcle.rsc of l¡¡rd for this purpcrçe;

. To provide for the economic use of uncorrsb¡incxl land no,lon8er viablc for
agriculture;

r To access existing public and private infrastructurc, rer;lucing costs to thc
community and home buyers,

lt is e.onsidc¡erl that the site c¿n most appropriotcly sup¡rrt residentlal lrrts,

including some rural rcsidential lotc. given the lrr¡tion of the sitc at the transition
between rur¿|, rurâl residential and resirlenHal lancl uses. The main riparian
rorridor thruugh the site antl the denser area of ir'¡ the north-
west corncr rnay be ¡roned for conservatioru The zl)ne
boundaries and strcr:t and lot layout otc rvill bc
propoeal procclrs.

of the planning

32 Pmvi¡lons

Although Singleton has recerrtly completerl an agreement for atlditicnal funding
fr<¡m the Department of Planning & lnfrastntcture to complete its Standard
Irutrument (SD LEP it is not expectcd to takc effcrct (bc publishcd on thc NSIV
Leglslation wcbsite) for ¿ilother 18 montlr.s to two years. 'fherefore, the rezorring
proposal nclrds to be progressad as an anrendment toSlngleton LEP 1996.

39



Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

tt is nnticipatcd that tlre drslì l,EP rvill bc along the l'ollorving lines:

1 Name ol plrn

This pbn rs Sing/eloo Lúal Envlronntenlal Plan 1996 (Amandmenl No
??),

2 Alms ol pl¡n

This plan aims:

(a) to re¿one lerÉ relered lo in clause 4 lrom Zon€ 1 (a) (Rurel Zonê) l0
Zono 2 (Recidential Zone), Zone 1(d! (Rura.l Sma[ Holdings Zon€) and
Zone 7 (EnvrronÍlent Protectlorì Zooe) under Singlelon Loca/
Environmental Plan I 996,

(b) to prwide a mh¡mum lot size for lots rasulting frorn tho subdlvi6¡on of
th€ land,

(c) to require a developrnent cofltrol plsn to be p{eÞ€¡ed to the
sÊllsfacllon ol Councrl befor€ consênt may be granted to developrnent
o¡ the land to which h¡s plen applios.

3 Commancemefit

fhis Plan commcnc€s on the day on which it ls pudlshed on the NS\^/
legÍslation w€bsito.

4 L¡nd to rhlch plan appllet

This plån applies to Lot4 DP 533318 & LoF 3t-33 DP 571275, Dalwood
Road, Brenxtoo, as stro¡vn edged heaw Uack on the map maried
"singleton Local Envlronmental Plan 19!6 (Amendmeñl No ??¡" deposited
¡n th6 office of S¡ngleþn Counsl

Schedule I Amendmont of Slngleton Local Envlronmontal
Plan 1996

tll Cl¡u¡e 9(l)How ¡re termg dollned ln thle plen?

lnsert in tho dolinÍtion of "Lot Size Map' in appropriate ordec

Slngleton Loqal Envronm€ntel Plan (funendment No ??) Shetl 2
Lot Size Map

Inserl in the delìnition ol'the map' ln aPpropdate order:

S¡ngleton Local Erwrronmerìtel Plar (Amendrnent No ??) Sheet r

121 Cl¡u¡e 14F

lns¿n after cleuee l4E:

î/tE tflhrt prwlrlonr apply gencnlly to the SedgpúloH Runl
Ro¡ldontlel dovglopmoot ¡r¡.?

(1) This clause applies b the folloaing land:
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

Lot J DP SJll I E ,t. Lots I I .Jl DP J71275. D¡lwu¡l Roarl.
Brcnrtcrn, as shorvn <{gcd hclvy black on the map marked
"Singlclor Loc¡l Environ¡ncntul PL¡n 199ó (Ârncnrfincnt No
','?)' tlcposited in the o{Ilcc of Singleton Cor.rncll.

Dwelopment oons€nl must nol b€ granled lor any
dotieloprnenl oí land to wh¡ch firs clause applþs unles6 a
dev€lopment control plan hao b€an prop€rscl for tho land
in accordance wih subclause (3).

The d€veloprnsnl control p{an murt, to lhe Sâtlsfactton ol
Cot¡nol:

(e) contarn a subdlviElon layoul plan hat provides for lhe
consorvaüon, enhencêmant end regeneral¡on ol areas
of native v€gotrtion with signrficant biodivors¡ty velue
(lncluding npanan conldors), and

(b) conbin provlsions lo conlltrrvc, enhaÌìc€ arid
ancourÍrgo the regenratbn of areao ol natlve
vegeEüon with significant biodivorsity value (induding
riparian oorridors), and

(cl conla¡n a slaging plan which md(e8 provis¡on for
nocor¡{¡ary infraslnr{ure and sequenc¡ng to ontulê
lhat tho devalopment occurs h I timely and efticienl
manrìer, and

(d) provide for an orærall movement hlerarchy showing
the me¡or circulation mutse end conneclbnB to
achieve e slmpb and safe mot/€menl system lor
privaìe vehkles and public trEnsport aml

(e) co¡1t¡ln stlrmwder and vreler qualitt manågÊment
controls, and

(f) provlte for amÊlioratim of naturel and onvironr"nenlal
hazards. including bushñre, ñooding, landslip, oros¡on,
sdlnity, and potential contamination, and

(g) contaln Íxrasur€!¡ ùr cons€ße any ideîhfled herfage.

(2',t

(3)

Att¡chment 3 illustrates the existing zoning of the Dalwctod Road area, hrcluding
the subþt site.

¡.3 futtlflcatlon for Amending LEP

3.3.1 Section A - Nced for thc planning proporal

Is the plannhtg proposal a rcsulì of atty stratcgic study or rporl?

The proponent for the planning proposal has submitted a rrrport which inclutles.t
sFateg¡c irsse$sme¡ìt of the Branxton area, Part of this is reproduced directly
below:

'flis plnnning pÍrrrystl rnr¿¡ h¿.1¡ 1urryies. Firstly, il ywoiiles Couttcil lechnicnl
inþrmnlian nnd nnalysis ol tlæ subþt land nnd n s/rrntcgic residøúiul lnnd
dennnd nn¡l srtpply nnnlysis i¡t llu Bmnxlon nmt Ia nllow Grul¡cil Io consiúer lle
intlusion of lln suÞþt lan¡I ittlo Sirrglelou Innl U* Strprcty l2M8l (currcnlly
uwlcrgtttng Êaiüal,Serrrndly, as t ylmning pwptxtl, it fs strling lo n¿nw the

l\-( '
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

srrlrþl lrrrrrl prdlel ftr Cìrrlr'il's prt¡urtttitut tf t co¡ttpnlw¡siru LÈ-P - tilh¿¡ ns

Wñ olthc conprehtnsiw LEIt, or ns nn amendn¡¿nt lo lfu exìsling I'EP-

ti-g4.Jl..iþil/ U¡¿-l|¡dls3y
'l'he 

¡rlanuing pnt¡nnl is n ru,spotrsc lo Ínttnhl¿ co¡,n,rÊrtls b¡¡ cìrrrrrcil.þllotuirtg rt

Írlllissr¡rr¡ kt tlu rlrnft Sitrglcktn Ltuil Llrlr* Slrntegy in 2007, ntil nore rectnlly, n

subntßstott nnde dunng Cþl¡lcil's pre¡nnlìrø ol ilte comprclærrsitr Sín¡¡ltrlon

LEI'.

C'orrs¡rll¡¡rls ¡m¡nring lltc I nnd LI,le Slrrtcgy pr Council uuteil thc þllotting in
tll*ir 2M8 reprt tt Council in rcs¡nn* lo lht 2N)7 subr¡lissior¡:

llu Intur llunl¿r ftcSrbnut Slrulcay tuntoils tlu Htmllæ proqvú lo pnvide for
uilml r¿sid¿ntìnl lelriopmuú iu lla ßn¿nxlott nmt. t'flv slÞJ rlr'urls .firrtlwr
inrvsligntion ils ¡to úocunrcnlury inþrmahon is prcvidcd ìu r¿Ltlion lo
in t'rnstnrc lun wroicin g mi la,vlopnrcu I cvnslntin ls,

In respnsr lo lhit view, nntl following dt'sr¡¡ss¡or¡s tutth Dt:¡nrlnrcnl rtf Pltnuiug
ud Cowu'il slalf, uhlitûnwl irnustþfibrs lstç ltlun mruVkted 1o allmo þr n lull
nnd prupr ns,<essntent of tltc m-fill lttuktpncut pnspul oferul by tlw Intil.

ln lhc 2(N7 l¡&rrissr¿r¿ to lltc úmì Strntegy, ut u1/culifieil llail thc sile shouli be

inttcstigatcd þr tlla yur¡n:v of urlnn infll tklloVnwnl lo eÆur¿r
t elþcieul sø¡ar'ncing nr¡¡l tts¿ of exislìng pttltlic nwl priwte nftrarstruttrttt

investneut:
c u¡Iuctd ¡rrt$sr¡¡rf ,{) d.thtt., i,ttù urr-ser¿úcel gnun fdil rclmse r¡ftus lo

cnler Jbr pædiclcd ¡npnlalion gnttttlh;
. qfonlnhle ilcælopnenl (giæn a.ntptmlnv rrrtrwnfages of lht tfu nnd

rr:(d.ts ,¡r errofing infmstntclurc) uillnut lorvrirrg lhe slnulnnl ol lll"
huth ttn,ironnrcnl.

SpeciJrc n¡¿rits of the subject site, as uotrd in our þnner suhtnisston, i¡tclud¿:

o 'l7u siÞ ndþitts erisfirg niløn devlopnent, lthrg Ind wnal 2(u)

Resiilcnfiinl und* Ihc Ccssrror'k l.EP (1989);

. Tlrc s¡Þ rs nrílåin Zkn fvm ll¡e lnrpn æntre of Erantton. Lmge portionsof
Innd l¡cttuetn lla sitr ortrl the lunu c¿alrt ¡r¿ a¡nst¡nine¡I h1 fuiliug nnil
trffesflry odour bufþrs /mrll o seirvmgr tr¿ntñe,lt plnut nrut chirk.n.

frrnts (*v Figure 7);

. lvlnppnr preporel þr the lrrlr'Ìl Sfnglcton Rwnl llzsidatlinl
Dnulopnenl C'onfruI PInn Q00Ð îunu r4xnled) illrslra&r thnt tlnre is
no plrqsiml constninl to llæ ux of lhe land þr urlvn pu4nsæ;

. 'fhe sitt hus ,r(r?ss td e.risfr-ng senricci ønd þalilies willún lvlh llæ

Singlrrtrrr ¿n¡l Lis¡rlrrk LGA's, ru¿lucutg prusrrrre on public nnd priwte

[tonls lo erlentl or yrouiifu nao *rvhcs ntld fttilìlies; nnd
r Áccess lo the snbþct nrm is nlrndy tnnslrutttd, tuilh htn slrttts

currettlll¡ lernimting fiúlltoul ail-ile-søc tr hlntirrg head tft..tnßnt) nl
llu prcprty lnnndnry ol Iol I clearly índimtirg Ciruu'il's iltuttion itt
tlv ftture ttf extenling ll¡est slru¿ls inlo lh¿ subiecl Innd-

'l'he prc¡nxl ls co¿stsl¿ul wlh lht [)t¡nrhnenl ol Plnnnhtg's ¿¡l¡'ict ft¡ Council

conærning Bratxton tlml slnles:

¡

I
(r,tJ,r) a 'i'',, t

j'('
t rt
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 31 to 33

"Vit its lrrrr/ slntlugrT, Slnglctott Couttcil should cousídc¡ oppoilunities for
ínteusilyittg (or uaking uinor ndiusltuculs lo) e.rístiag and yrcposed runtl
resiicntìal zones close to Bronxto¡tn. (Sitrglclon Lnnt Ll* Strntegy ¡uge 81)

tlt¿ 2007 subnùssitut to Couucil olsn ifunl|fied lJ¡¿ ol¡¡rlotts slnriwnurgs ol
rclynng on ote ¡triuatry relutsr- nrtn (Hnntlee unil¿r one lnnil owvr) þr hotrsirtg
Innil supply:

n) cnntittg n nonopoly ort supply of llr,usittg lo tlrc nnrkel, ttltich æduces

tlre nffinlnbility, choice nnú ryutlity of tletrlopnwnt whith ttuly c'onts lront
huting tonr¡ntilion fntm n uumlr:t of rclmr*' frottls;

b) dclays in neeling l,n.usittg deutdud gnyrr llæ inertin h ¡ttoluling rcw
infmstructurc to Inrgc nao rcltnæ n¡ens, rtlnlíw lo infll úeeelopmeul
ttt¡tiflg inlo, or only requiring ninor upgmdes fo, rnlstlng iulnslructurc
('l'Iru I.HRS nnkes nllottwuc¿, iln.l has n prcfrenn þr, inlill dawbprlrul
oilhin erisling ccnlres - llús cnsurcs nnxirunn u* of r.trilirrg
infrnstnrclure al¡l h¡ls&irs tlw cxisling ¡npnliltion s¿rutc tctxls); mil

c) Rtlying .rn one largt n:ü:a* arcn al lû¿ e¡cl¡rsron of stunll inlill
op¡nrlnuitirs is lo ¡lace "nll eg¡¡s itt lltc one lqsket' in mninhìning lol
supply nnl rvnniniug econonimlly rwl strciutly suslninuhle ín the mterint
nnú lhe fthue.

'lhe wm:rh¡inly nnd likrly lrtlurc delnys of lhc Huullet wlms n¡ta girun ærral
courl drcisions oin¿licule lhesz- co¡tccrtts.

iugleton hnd Llt* Slrølegt¡ in w)ntion Io Ìirc
inl nllotnrcnts ín lh¿ Brnu¡toti L|iþnn nren.

Our oury ilrrt'rfiþrtrons inÌo thc wyply nnrflennn[ þr ¡us¡rlrrt¡¿l land in
Bnntlon inlimte llnl:

a) ilewnnd þr iand in Brn'l,ilott nna is wry slmng (nhul 32

aunun) Inlæl thc funnuil þr l<tts lms ncrcl¿ruled uilh lot
Ittts Wr
take up

m*mging 40 lols Vtr yrø,r sutc¿ 2ü)8;
n) tlæ supply ol lnud is likely Io I¡e exlnusled in

¿r¡rsislerl u¡ith-'llut iilentifal Ûy Cess¡oclr

Settlcnunl Strattgy (2cf.31.

2011,._'this lítuing is
C¡¡nnal's City Wiil.,

\

Our is bn*d ol ¿n nss¿ssirår t ol ll* hruulcr Bnmxton uu, ulwr- the

lotu lcnsity rt¡ilentiol llønl nppty in ll¡mxlon o¡cv 1998 ir¡¿ç

to innudiah,ly aijoitt tlu subþct sile, n fucliou $ lhe conslminls lo
8).illuslrntul hy Flgtlre I (nþr Fìgnre

Flglre 8 Resiúential Land Pru-Sub¡lioislott - 2002 At¡ Photo (sceToble l)

i

;, ,

{)

\ \-u-

\ìl
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Pncincß A lo F gnerr,ily rcpnænl lfu pnnl lob sluMiottþtl lo cta,re
mtæutiorul nsùkntial ntrlolncnB during thc príod ür,ltoæn 2004 nnd 2006. 'llu
lot' tnbup' dnring llut puiú is íllustm/r.+tl in Flguæ I

Fìguræ 9 RøldllûIal Land Subdioístot & Take Up - 2008 ¡lût Photo bec
Tsbla

Rænt
in llv Irct fin gn (Fîgun l0).

Flgure l0 Rælda¡ìlnl Lsnd Subdtoìslon & Take Up - Iutu 2010 Alt Pholo
(tccT¡bleT)
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Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

Tablc 7 Reslúcnltal Subdlv Islotç wlthìn Bm¡txton

Tablc I ill¡slrnles llre lot ilcnmú otcr llu 6 ytar priøl lvhurv:n 2¡¡g{ (irsl lols
crøtul) and luna 2010. I tlu subþrl sile ¡nocætls lo n nmning ns o rcsull ol lhis
Planing Prc¡nnl, tht l6ul liwes inwlwd itr Ilrc rczoning, ilesigr, ilewlopnenl
corscnl nud conslntclion plnxt couhl wyVly tnnd lo llu nurkl signifcnntly

þsler tlnn Huntlæ nnil ,lu untwtainlìes ol tlnl pntpxtl, Tltis rrwùl lul¡r
mûnlrin nn nfionlnbh rcsidcnlinl lnnd supply in Brnuxlon,

It is tuorth niterating tlnt tlle lo| lnltc-rtp mlc idenlifiul it
wilh tltc fnilings ty' lla (rssnrrl C¡ty Wid¿ !*ttlenunl
in¿licnlctl itnnnd wuld oulslrip snpply þr residcnlinl lnnil
cttldmrcnl (itrcluüng Bmmlon) itt 2011.

lhis

C¡rzk

'llu lol lúe-up nle ilst¡ tr:,nelaks n¡illt lht fndtngs of llæ Nlncm Plnn t¡nrt
prt¡nnil þt lllr- Huttlle- prc¡n*d davloyntenl, rchich noles llutt lvhtwn lrnmnry
2005 nnd Arrgusl 2N7, tlun wrc n toktl ol 520 v'Þs of luwxs (266) ond hutd
(234) tuilhin lle Bmnxlon unl G¡vttt ørml eqnling lo au mvmge ol17 mles pr
nwnlh (8 :xtlet yr nonllt lawl ouly) (Matmphn Anslmlia, 2N7)'

()ur rtscarch srrg¡gesfr llnt ìltt þrtust erpiry of uunnl lunû (I? nrulla fmnt
ustlr) is rclit¿blc md highlV ltlclv. I'irc¡c nn .vry íL'10 i..lrlconl resi¿lenlinl lots
tnrrcntly unilnhl¿ toúhin Bmnxlou gnemlly. Our obxnnlit¡ns nre aufrnul in

l6 3.2.2W 5 4 t2A DI' IA62013
2 0 30B DP r06850t 30 25.6.2ffi4

1{,c DP 1077419 54 J0.3.2æ5 JI I
DP 1083192 34 11.7.2005 t3 4 JOL)

9.9.2Ur5 I 0 29E trP 1087580 29
36 o 46F DP 1103185 46 29.6,2M

I
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ntlvice ¡t+ziwtl frcu lvlr, Ãllnn lunl Director of lurls R*tl Eslale, L-¿ssrrrrck

(Aunchn¡ent E þf supptrting ft tt I'lmning Pty L¡l Rc¡nrtfl.

h lhe platultg proposal lhe bcst metns ol achlealng the ohlectivet or luluulul
ontcome, o¡ Is thcte t bctter uny?

'l'he ¡rlanning pnrposcl ls s{r€rì to be the most appropriate wåy to prtrvidt' l'or lhe
resldential r['velopment of the sitt'. lt is bt'st coruidered ¡s l single amt'rulment to

the Singleton LIP l9çó, sincc thc ti¡nt'framc frrr complction of Councll's new
comprchensive Standarcl LEP is very tight and tierl to tïnding milestones,
Attempting to include s¡rot rczoning5 in Council's Stanrlard LEP would risk
extendin¡g the timeframe and makin¡¡ milestones unachievable. lf the Stanttard
LEP rve¡c to procerd to finalisation prior to this planning proposal, this propos.rl

could thr-rn bc converted to ¿¡r ¡nrendmcnt of the S{anda¡tl LEP.

The consitlerahon of this proposal crrncurrently with other rez-oning requests is

consistent w'ith Departrient crf Planning guitlclines that struk to retluce the r¡verall
number of LEP nmendments by requiring minor amendmenE to be groupetl
to¡¡elher. However, grouping should be left to thc final stages to avoitl
unneccssary delavs ¡nd complicatiors.

Is therro.t net cornmunity bencfít?

It is t:onsidcrrrd ürat sup¡rort for thc proposed rezoning, wlrich has may have the

pott'ntial to yield ¡rbout 190 lt¡ts, wot¡lcl rcsult in a net community btnefit'

The net community trenefits i¡rclutle:
. Safer, more cost effertivc, and more'cust¿inable travt'l to rcork and

improvecl lìving conrlitionu thrcrrrgh delivery of ¡ffordable housing lantl
located close to places of employment demanrt (mines and associaFd
indus try related c'nrploy-mcnt arcas);

. Contribr¡ting to the swlal mi\ of Bn¡nxton and the Singleton LGA, helping
to maintain a vibmnt and sustainable community;

. lnr-rease in eligible voluntecrs for crrmmunity seruict';
¡ Contribution hr lhe r.conomic skùngth of Br¿nxton through i¡rcreascrl

tronomic at'tivity directly ¡ttributable to populalion 8,rorvth;
o lvlultiplicr effc.cts throughout lhc region as a rcsult of mnstructiolr

entployment;
r lotx in the supply industry os a rr:sult of c.onstruction activity; and
. Increaserl trarle and economic rctivity in the surrounding nrea irrcluding

more customen fot the town of Braruton and existing busi¡resscs and
servic¡s.

3.3.2 Sc'ction B - Rel¿tion¡hip to otratcgic planning frarnework

ls the planning yroposal consistent with the obiectìves and actions cotttfl¡nell
uithln the øpplìc.nble rcg¡onn, ot sub regloml stmtcgy?

There is no regional or sub regional shntegy that applies to lhe subiect land.
However, there is o link to the Los'er Flunter Regional Skntegy 200ó, in hro w.U's.

46



Attachment 2 Planning Proposal - Dalwood Road - Lot 4 and Lots 3l to 33

Firstl¡,, thc Rcg,ional Str¡tÉgy refers to thc Huntlce urban developnrcnt proposal,

rvhich .ctr¡ddles the lcral ¿ovemmmt bound¡rries of Ccssnock and Singleton in the
Branxton area. Srx'c¡nrlly, the exhibitul dr¡ft of the Regional SbatÈgy irlcntified
the l¿nrl þvithin 3 kilomehe r¡rdius rrf the railrvay station) as having ¡rutential fcrr

urban develupment. On this hasis tht SusF¿inability Criteria fiom the Rcgional
Strategy has bc.en acldresscrl in relation to the síte ¿ls follows:

Rcsnonsc to Sust¿i¡r¡bilitv Critcria - Lot 31, 32 & 33 DP 57175.rnd I-¡t .l
pP 113318

l. I nf rastrusEIgtlsjdeo
ùleclmrisrns iu plaæ lo¿ustre utiliìies, tmns¡nrl,o¡eu space arl;'l connuuimtion
are pruridal itr tt linrcly nnl efficient u'tty
lnfrastmchrre provision currentlv exlsts in the sites conte¡t that c¡n bt'
crtentled into the subject site easily, subiect ho confirmation frtrm tlunter
Watcr. Any development of the l¡ntl will involve the preparation of a
develtrper ¡grcrlrncrìt to c'rrcuru'all rtr¡uired infrastructu¡e is available to
the subþ'ct siÞ.

2. Access
¡î¿rYssiûlc trnns¡nrt oplittns þr e.ffuicnt wtil ¡ttsl¿hnhlt lmwl behtæn honæs,

jttbs, *ruices nn¡l rtcrtnlion lo Þ rrlsfilg o r yrorct.ded

Developmt'nt o[ the subþt sita and ihs context will ¡*sist in provlding a
transporl nctwork that will erìcour¿lge more efflcient provision of public
transport, The site ltrcation in reasonablc. proximilv to the serviccs
provicled rvithin Brarrxton, n:ducing the numtre¡ and length of vehicle
movemenLs rcquired by ¡ny fututc rrrsitlen[s of the su$cct site, Residenti¡l
developmcnt of thc subicrt site will significantly improve the catchment of
Branxton that wilt further add to the viability of publíc transport sorvicin¡,
the a¡ea. The pro¡xrsal will have no ntrgatir,e impatt on any sub regiona.l

road, bw, rail or freight network.

3- Housinr Divr¡rsitv
-#Proude n rnnge of housing c}oiccs to ensu¡v n b¡ond yopulation csn bc houlr'd

The subje.ct site will provitle an opportunity for a diversity of housing
optiors within the LCA. Housing typcs could range from smållcr units or
clwellingc through sFandard three or four bedroom dwellingp to larger
rural residential dwelllngs. Rezonlng of the land will provide a

significantly different location and community to the one provided within
closc proximity to Singleton and will also provitle for rlevclopment in two
separate ûreas to esuure housing.rffordability is achlcved.

.1, Emplrryment Lands

erptndiug ¡ole in th¿ toider regionalnl¿l NSWccono¿li¿s
'f he l¡ncl is not considcrcd sultablc for Ìhc provlsion of cmployment lond-

5. Avoitlance of Rirk
lmd ut coutlìcls, nud risk to huunn llaalth ond liþ, nnidul
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Thc sitt'is not rvithin the I to 100 ¡it,ar fluxlplain, nc¡r constrained b¡r high
slo¡rc or highly erodible soils. The use of the site for rrsidential Fr.lrpor¡€s
will be consistent with ttre r-ontext of the site,

6. NnLural Rr-.sources

i\rrtr¡n¡l r¿,irrrrcp liruits nol e¡¿+vtlul/trrcironntmlûl Ínlyrínt utiuituiuil
Site is not loetc<l in an area iclentified ¡s being suitable for agriculhrral
prcxluction" ext¡'active industrics or the likc. Subjrct to confirm¿tion, the
l¡nd c¡n be serviced with rvater infrast¡ucture without crc¡tin3 ån ovL¡r

burdr.n on the cxisting supply sys¡¡n.

7. Environmental Prohectlon
P¡otcrt tnil cnlu¡¡rte trlìrlütrrsity, tir qutlity, Iurilalç anil uwtenmy hmlllt
The site is not identifietl as containing cignificant biodiversity an'as. Any
a¡eaa rvhere vegetation currently exists will be asscsscd during the
rczoning and Development Appliøttion pnoccss¡cs to ensure all higlt
quality h¡bitat Ls rct¡inrrtl ¡rost tlevclopment of thrr l¡nrl.

tì. Quatity ¿ntl ti¡uity in hrvicrx¡
Qualily I rlnltlt, clnctl ion, Ie gnl, rccrø,liotwl, cullurnl and annnuuity
lnelopncnl ntul olher tJorcntrrent ser¿'lþs øe nccessiblc

An inlill deve.lopntent opportunit¡ providcd by the suLric'ct site will onsurc

all snrviccs ¡v¡il¡ble rvithin Branxton rem¡in viable and rvill provide
opportunitics for lhe ccottomic expansion of thes¿ services, whcrc.

requircd.

Is lhe plannìng ¡rnr¡rosøl crl$IstcÍl wilh llrc lorl,il cottttcll's Connnunity Strntegic
Itlnn, or other local strategic phuì

Singlcton Cr:u¡rcil ir curruntly preparing a Comrnunity Strategic Plan (CSP) as

requiretl by the NSW l¡rat Govcmment Act. lt iu antir.ìpatcrl that it rvill be

completetl by mirl 2û12.

The Singleton Lrnd Use Strategy 2008 is lhe relevant (ndopted and cndorsed) locirl
stratcgic plm under which the proposal slrould bc co¡rside¡ed.

'lhe Sirglclor l;øul Uv Stnttcgy ãXlE indicatra that all demanrl for lob within
Branxùon rvill be supplir-rl from the Fluntlee proposal, effettively ruting out.rny
fu¡ther requirernerrta for reeoning of land for rc'sidential purposes in lhis area.

However, Lrotlr st¡tc ¡rnd lor,¡l ¡'pt'cnrnents have approved a significant ¡rumbc¡
of emplopnent gøreratin¿ dtrvelopmerrt, sut'h as m¡nes in the Uppet lJunter, antl
large tourist tlevekrpmr'nbr in the (ì'ssntxk and Br¡nxton area over the last l0
yeiw. Despite the tluntlee propoaal. there remai¡u a shortfall in the supply of
residential land required by currcnt and ftrhrre employees of theee activiti¿rs. This
shortfntl leads to higher land pric-es and highcr housing cosLs rvhich in tum ¡ffr-rls
lhe broader r-uonomy.

'l-he uncert¿rinty of Hunttee requires the irlentification of otht'r lanrls to provide
residential lantl more quickly in the short ho micl þrm,

i\'"
I

If i\
liI,''l
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'l'ho otriectivcs <¡f the l¡nrl Use Strategy ãX)8 ltrr resitlcnti.rl clevclopmertt aru.:

r Sirrgl*lon r¿'rll llmu il¡ban lnn¿ llut is z.ont:d nni vn'ic¿d lo nuel pruytlcd
Irousittg neels up ltt 2032,

t tlousing ruill mry in sizt unil finu lo nttvl tløuging honvttohl þrnutlitvts t¡ul lhe

n*ds of nn ngeing popuhlian,

This plnnning pro¡xrsal satiefies tht+e objectives anrl lhorcfore is conçistent with
the Strntr'gy as foll<¡ws:

. The area is itlentifie'tl for reticulatul sewer and water provision (l{unter
lVater - Preliminary 9ervice A<lvisc, 2ffi9) and w<¡rrld facilitate
tlevelopment contigrrous rvith the urban areas of Br.rnxton.

¡ The inlill arca has ready acccss to existing public and private infrasrruchrrc
.rnd should bc seque'ncrd to o(cr¡r logicnlly ahead of green fielcl release

¡rears.

¡ Due to the above points, the site r.r'ill provitle nerv rtrsidential land at
reasonable development costs and hence affordable lots. This is the basig

for meeting thc varying nc.eds of a chnnging, population in a more
sustainable ûuuìner.

r The proposal will contribute to the diversity of living areas avail¡ble in the

Singleton and Cessnock LGAs.

Is ìhc plamtíng proposal consistent tl.'ilh npplicablc stnte enaìronnrcntal plnruûng
polícies?

State Er'¡vi¡onmcntal Planning Policy (Rural Lan¿s) 2008 applies to the proposal.
Cl¡use 7 sets out eight "Ilur¡l Plaming Principlcs" that must bc considered ln
prcparing any LliP amenclme¡rts affocting lìur¡l L¿nds.

l.Ilu ptoutolion aud proleúion olopportunities þr currenl nnrl ¡nlenlinl
pnxhtctire nnú suslnin¡ble econt¡n¡ic nctittitì¿¡ in rumt t¡ens,

2. Rengnition oÍ the ¡,nprrrtn,ne ol runtl lantk md agrit:ulttûe ùrt.l tltc tlurugiug
mlurc of ngrittillurc nrul ol lnnds, l¿nmnds nrrrl issr¡s in tgricnllnæ in llte
nrta, rcgiou or Stale,

J. Reroglilron olthc signifamæ of ntrnl luul nscs to llte Stdte anil ntml
cnnnntnitit-s, iurluding llr srt:ri¡l ¿nrl ttrno'uic l*ne.ftß of ntnl lani ttst¡ ttui
rktulo¡nnenl,

1. In ¡ilnuning þr ru¡nl Innds, to lnlnnce tlæ rrinl, ccononic nnd enpimnnrcnlal
inte¡ests ol îlu comnutnihl,

5.' fl u ideutiJtulio¡ ¡nd pntlæ tion of nntuml rutl. r(?s, hwi ng ngnnl lo
nainlaining bioiiurrslly, llc proleclion o.f wlitu wgelnlion, llu im¡nrhnct of
nlnler ¡esuræs nud nviding annstmined lanil,

6, The pwúsion <tl opportunities -ftrr n¿rut liftstyÞ, vttþntcnt ani Innsing lhnt
a:øtribule lo tltc n+inl nnd ecotonic uulfirre ttl ruml putnunilits,

7,'I'he considyation ol iruytcls o¿ serrrrrs r¡l¡d infmstrnctnrt ttnd npproprinle
I&aliott tuhett Frooi¿lit tg þr ntml ltousi n 9,,

8. Ënsrrrirtg rtrns¡stunüt with uny nppliuble rcgionnt strntugy of tlu Dqnrlnenl
of Plnnnng or auy npplicnltle lænl slrnbgy mdoræd by lfu Dirutlor-G¿leml.
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The pro¡rosal for the subþct site addrcrsst¡s thesc principles as follows:
. 'flrr-'¡íhr h¡ç bctrr iilentificd in tlrc Singleton Rural Resitle¡ti¿l

Development S'tr¿ttegy (2üI5) (now repealed) ts being not suitable for
regular nrltivation. Thc size. of the site, combintd with the consb-¿ints to
ongrring ngriculhrral activities (rcil quality, proximiÇ to resttlential
dwcllings prevcnting using of farming inputs including pesticidr:s and

icrtiliscrs), prccludes primary production significnnt to tht'local t.cononr'"
The current use of the ln¡rd for horsc agistment rcflccts thcsc fùctors.

r For the above reôsons, an¡r frrhuc owrer wishi¡g to pursue agriculhrral
activities on the subiect land rvould find it difficult to generate producc
from the lantl and rvould be reliant on off farm irronrc. ln cffact, thc

subjcct land is already uscd largely as "rural rcsidcntial lots"'
¡ Previous zonlng and dcvelopmcnt dcxlsiorrs have lead to surrountlirtg Lrntl

bning subtlivided for rural rcsidential ¿nd urlran dcvelopnrenL Thcse lands

¡nd the subjc.ct land are likely to have L-rrnìm(,n bio phVsical i¡ttributcs that

âre not conducive to agricultural production.
¡ No natural resources or arcas of siSnifir:rnt biodivcrsity or trative

vegcbation would bc adversely inrpacÞd by thc proponal. Tha propostt
cnviro¡rmont¡l protr-rtion zoning over ù lx,rtion ol the site provitles for thc
rrnsorvation of biotiivt'rsity.

¡ Urban serviccs a¡rd infr¡,stn¡cturc rvill bc availablc.

l:uturc resiclential dcve'lo¡rmc'¡rt trl thc site h¡rs thc potc'ntial to be afft'ctetl by the

f ollowing $tatÈ r'nviK¡nm€¡ìtal plànning Srolicies:

o State tlnvironmenþrl Planning I'olicy (Brrilding Strstainability lndex:
BAslx) 2ü)'{,

¡ State Envinrnmsrit¡l Planning f'olicy (lixempt and Crrmplylng
Development Crxles) 2lXltt.

Full cttnsideration of the impacts of thcre policies will be considered at the

devclopment application stage,

ls thc plannìng pmposel contìstent with applicable (vlinÍsteríal Dlrectìous (s,ll7
directlons)

l)i¡n'fron 1.2 - Rur¿l Touts

The Di¡trction rtr¡rires that councils (inclrrding Singleton) must not rezc¡ne land
from a ru¡al zone to a rcsidential, business, inrlustrial, village or tourÈt zone.

Obiectioe
'lltc objecliw ol this li¡tclion is lo pnthcl tlu ugriculhrnl yroduction wlw ol
n¿ml Inud-

Consistency
A plonning pm¡reul uny be ìnconsislenl tuilh lha tenns of tltis ¡lircction (llrc

ohþlne) onlV i.f llæ relanul plnnntngnuthorily cnn nlisfv lhe Ltir¿clm'C¿nenl
of ltw Deytrlmenl of Plntning (trr ta offccr oJ lhe De¡nrlnenl muninateil hy tlc
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Dilctor-6cneml) llutl llw Vwaisions of the plnnning pro¡nst lhat art
¡nforrsisrcfll ,rrej
(n) iustifed by n slrntegt¡ rchich:
(i) girs nwsidcntlion îo tlæ ohjectils ol llis ilinúion,
(ti) ifuntifiæ tlrc Innd rulucl¡ is lhc sultþl ollhe plnnning ¡tru¡nvl.l (if IIrc plnnning
pro¡n*l relntes lo n grrticulnr sile or sites), nnd
(iii) is approtvil Iry lfu L)irtclor-C*ntml ttf the Deprhnent ol Plnnning, or
(lt) justifalby t slrttly prt¡nrcd in sup¡nr! of ilrc phnnug pro¡nø,l rolicÌ grivs
tu¡¡sirüvnlt'on lo lht ob¡ectirs of lhis dinclion, or
(c) in nccordnnce utillt lht relarynl lltgionat Strfll.tgy or ïilh-Re¡¡tirrtrll Slntegy
yrcVøret 14¡ lhe Dc¡mrlul'l.l ol l'hnning tl ltriy'r gilc.s r:ons itþrnlion lo llv oltþcliw
o!'lhis dirætion, ttr
(l) is of ninor signifcnrct,

I'he Singleton Rural Resiclentinl Developrnent Straægy (2005) identilies the subject

l¡rncl as Agricultunl Suirability C:lnss 3 - Not sulted to repilor cultl,n'atlon - sotttù

¡xtsttt¡¿ & urahle. lvlocleratc prrxûLctio¿. Not bcing suitcd lbr rcgular cultivatio¡u ils
rclatively small size and being largely surrounded by residential and rur¡t
rcsictcntiul tlucllings, meùls thût the subjcct site is rurul land tvith lol production
valucs. Thc pro¡rcsal is thcrcforc considcrc¡l to bc olmin<¡r signilicancc and tlutt

any inconsister¡cy wi¡h Direction No l-2 is fully justifial.

Dir¿clio¡t 1,5 - fuunl l.¡r,nds

Thr'obiectivr-'s of Dircction'1.5 are to protect the agriculhrrnl protluction vulur-'of
rur¡l larlrl and facilil¡tc thc orclerlv and economic development o[ rural lanrls ftlr
rurnl ¡nd rcl¡rtetl p(rrpqçe.s, This Dirc'ction applits rvhen ¡ council prepares a

planning propcual that affects lantl within an existing or prop.rserl rual or
cnvi¡onmental protection zoncs antl when a planning progrul changes the
cxisting minimum lot size on land ¡vithin a ntral or environmental protectitrn
zofìc.

The f)irc.r;tion $l¡tes tlì¡¡t thls plaming proposal must be congistetrt rvith thc Rur.rl

Planning Principles listetl in Stute bìnvironmrrntal l¡l¿ruùng Ptrliry (Rural [.lds)
200S. This has been adclressetl in the previous stction on State llrvirunment¡rl
Planning Policir-.s.

'fhe, Directlon states th¡t a planning propos.rl mov be i¡rconsistcnt with the tcrms
of this dinxtion only if Council con satisfv the Director-Ceneral of the Dcpartment
of Planning that the provisions ol tht'planning propocal that are inconsistent are:

justiliert by a strategy that considcrs the trtriettive of this tli¡erltivc,
idcntifies the land anrl is approverl by the Dlrcrtor{c'neral, or
is c¡f a minor significance,

a

a

-\
rvíth Directi<rn No. 1.5It is consitlered that the planning proposal is

Dirrcliou 2,7 - Etruinmnunt P¡ot¿ttioil 7nûcs
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Oblectiae
'lhc ol¡itclitu, o.f lhir ilin'cliur ¡s lo frubtl ilnd nnl*.¡tv ¿ttatironnenkilly s.r¡r$rfny
l¡fd¿¡S.

'l'o bt'consiste.nt with this Dirtrtioç pl,rnning pro¡rsals are required to inclurle
provisions that far.ilitate the protection and const'rvation of environmentally
sengitive oreag.

A¡eas identified as being crologirally significant rvill be atldresscd by the
amending LEP rapiring relevant DCP provision lo be prr-'parcd fo¡ thc
tlavelopment of the site. 'l he use ol a conçervalion znne may also bc cc¡nçiderctl.

The proposal isconsidt'rcd tt) be consi$tt'nt with this Dirccticrn.

Dirtttiou 2.J ,- Hcntn¡r Co¡se¡rnliorr

The objectir.e of Directitrn 2,3 is to co¡llt€n'e items, ¡rerrs. obþts and places of
envi¡onmental hcritagc significancc and indigcnous heritage significance. This
dim*tion applics when ¡ council plcpûrLrs a plaruting pruposal.

'l'hc flirrx'tion $lâtes tlì.ìl ¿r planning propcsal must cont¿in provisions that
facilit¿te thc conscrv¿tion of:

o itcms, placcs, buildirrgs, work6, rclics, moveable rrbjtr:ts or procincts <rf

cnvirnn¡nental hcri tagc;
. Abori8inal objcrt-s or Aboriginal placr-'s lhat are protuctcd undc¡ thc

natlonal Parks ¡nd Wildlifc.Act 1979; and
o Aboriginal .rrras, Aboriginal obþts, ,{,boriginal placcs or landsc.rpcs

identified by an Aboriginal hcriûag,e survcy preparcd by or on behalf of ur
r\boriginal Lan<l Cou¡rcil, Abori¡¡,inul botly or publir: iluthodty and
provided to the reltrvant plaming authority, whlch i<lentifics the nrea,

trbjed, placc'or landscape as being of hcritage s-ignificance to Aboriginal
cultu¡c anrl peoples,

The Direction statcx th¡t a planning proposal mÂ:/ be irto¡as¡stcnhvilh thc tcrr¡r^s

of thls dimction onl¡' if Count-'il can satily thc Dirulor-Ce¡ter¿l of thr' Oepartmcnt
rrf Planning thah

'lhe environmental or indigenous heriùage significarr.e of thr. ite¡n, areas,
obiect or place is crrnserverl by existtng or d¡aft cnvironmerrtal planning
in$trume'nts, leglslation or regulations that apply to the land, or
The provisioru of the planning proprxal that arc int'onsiste¡rt are of minor
significance.

The planning prop<rsal ruill not impact on an¡r known item of environmental
hc'ritag,e. Fu¡ìher invcstigation rvould be required to establish whethcr thctc ¡re
.rny Aboriginal items or o$c'cls on sitc which require protc*tion. lt is possible that
furlhcr invcstigation rrn this as¡xrct oi the planning pro¡rsol rnåy þ retluired.

o

a
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It ie con-sid('rod th¡t the plamilg propos.tl will bc corsistcnt with Direction No'

',ì

Í)ircclnn .l.l R¿snlenlial 7-nn¿ç

Obiective

Tln olrþlirus of lhis dinction nre:

(n) Io cncoumg n rnriety nnd dtoice olhuutng hlrr<s tu ¡mntidt fiir existing nul
lulnrv løusing nuilo

ft) to nnke elfcient uæ ol cnsting itlmstnrcture ¡ul ic¡uiæs ûni ußun llml
nao honsing hns tppmprfule u'r'e¡s to inÍntslntclun: nwl vn¡ìæs, nnd

(c) to núninñ* tle imyrt ol resi.lcntiul lnn:lopnn:ut on lh¿ tnuinmtuett nnd

rusr¡l¡nr l¿nrLc.

The propocal is consitleretl to be consistcnt with thio Directioru

L)i¡æl¡orr 3Å lntegmtug Inul Lls¿ nnú Tnus¡nd

Objectioe

Tlrc obþctitt of this direclitut rs Írr ensu¡e lhal u¡lmn.{t¡t¿('1r.,?r, buildtng þrms,
huil u* lar¡lrins, ileztelo¡nncnt rlcsþle, s¡rådir.risdor¡ nnrl slml lnyauls nthìew the

þlbwi ug plan uirrg olþln,c-*:
(n) inrymning rccess lo /ørsrlg, i¡bs oud *ntit¿s lry tnlkittg, cycling nnil pùlic
lnus¡nrl, nul

þ) incrøsing lhc tttoiæ of nwilable tmnsporl nud relucnrgilc¡xndtnct on crlts,

and

(c) educing tnnul denmud including the nuuber of lrips ynernled by

lelrrlopucnt nnd thc distnnces lnnrllcrl, es¡ræially hy mr, nnl
(il) sup¡rortutg tlæ elficicnl nnd oinble o¡eration of pútlic lrnils¡nrt vmixs, nn,l

(e) providing þr lhc elfcient nnttcmcnl of fnighl.

Residenti,rl tL'vr.lopment of the s'ubþct eite will improve the pgmeability of the

existing sbtet net$'ork for walklng, c1'cllng and buses"fhie ¿Lso meùnÊ.¡cL'css tù
Branxton rail station ancl the Hunter rail corridor. This allows for greater viability
of any existing and fulure public tronsport servicing the area,

Thc. site prrrvides rclativr'ly ea$y ¡L'cess to üra largc cmployment lìroviders within
the wine ¡nd coal intlurtries thut ntxcscit¡rh being located consider¡ble rlistance

from rt'sidential land uses. targe numbers of employees are requiral lo tr¿rvcl

from ìvlaitl,¡nd, Newc¡stle and Lakc'lllacquarie to servicc these industdqs ¡nd an

inûrease in available la¡rd within Branxton will asslst in reducing the distances
travellcd for employment.
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Tlrcse issurx will ¿lso lre udrlresscd in tho prtrvi.sirrnrl of thc l)Cl'rvhich will he

rr:quirud to be pro¡ared, lt is therefore t:onsictertrl th¿t thc proposal is consiste¡t
rvith this Direction.

Ltittttiou .l.J . Plnnlirr,glor tsush Fire Prole¿lion

'fhc obþtives of Di¡ettion.l..l are to protect life, property ¿nd the cnvironntcnt
from buslr fire hazurd.r, by discouraging thc r-*tablishnre¡rt of incompatiblc land
uses in bush firc pronc arc'as, a¡rd to rncour'.rgL'soutrd rnatragemcnt of bush fire
prona arcas.

Thc Diroction npplics when a Courril prcpdres a planning proposal lhat wíll
affr¡cL or is in proximity to lanrt mapped as bushfire prone. The suh¡t'ct situ is
affecterl hv C.rtegory l, 2 and Buffer lands in the north. A small arc¡ ln ürc soulh-
east is affc.cted by Buffer (sr-.c Âttachment 4). 'thc rc¡rlai¡rdt'r of the site is lree of
bushfire h¡zarrl. It is e.nvisa¡1ed that future úeveloprnent of the site will tç ¡blrr to
cornply with Plamin¡1 for Busltfire Protcctio¡r 2tXl6 ¡nd arry subcet¡uent prupural
for suh,livi.sion rvill bc.srrpport try a Bushfire Prrrtrt-tion A.cse.ssment.

It is cc¡nside¡ed that the proposed rezoning is consistent with Direction No. {,.1.

f )in r:liru 5. 1 I nrylnvn kr f rirrl ry' Region nl S I m t e gie s

Obiectke
'l-la 

rr{r.¡er'ñiu of lhis diettion is lo gilr icgnl t.ffect to llw ttision, Iand us¿ ilmlelly,

¡nlicits, t¡lt!¿nuct rrut tlcllìurs ¿vrl¡ti¡¡td in re gtonal slrnlcgtes.

The proptr*rl is crrnsistent with the L¡rwer Hr¡nter Regional Strategy (see

RclaHonship kr Shategic Planning Frameu'ork st'ction ahove), consistcnt with this
Direction.

Di¡rcliou tt.l Appntwl ntd nþrml ruquinnwnß

Qblectlve
'tlrc objectitu oltltìs dirtlnn is lo ensu¡t llul LEP ymvisions ucrrurrr6rre llu
efi cien I n u d n pVmprinle nsø- ssn¡c n I of dev Io p nrcn l.

The Plamfurg Proposal rvill not rcquirc the cont'ur¡ence, consulF¿tion r,rr crtnsent ol
a minlster or public authority, consistent re¡th this Direction.

Dinclton 6.J Síle s-prt-lîc ftuoísions

Obiccttue
'llu objttlir ol t/¡iç ¡ü¡*1ron is to rlrscol¡n¡fu xt¡nt'(us"{¿nry restrictioe site syafc
plnnnitgcoúrcb.

No site spxrlfic planning r'ontrols are proprrse+|. conslstent rvith this Drection.
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3.3.3 Section C - Environmentat, social ¡nd cconomic impact

k ìherc aln¡ likellhood thú critical hnbita¡ or threntened spccles, populati(¡ís or
ecologicnl comnunltìes, or theì¡ hubítats, u,ìil be øúaercely $fecleil us o result ol
the propostl?

Thc loc¡lion of Endangered Fcolugical Ccrmmunities otr.çilc is depictr-'rl in
Attechrncnt 5.

An tcologicirl â$sessmcnt has Lrccn prc¡rarcd bv P.rcific Environmcnt¿l ¿\sxrciatu's

rrutlining the likt'lihcx¡d of errrlan¡¡u'rcd spctics, populations or communitics
occurring within the site.'fhr'ùsseåsment rr.-ordad onc (1) threatened species, the

Grey-crorrnal Eabbler on the site, llahlut w¡s alsr¡ fou¡rd for sevcn (7) other
tltrcatenetl species and one commturilv which hatl affinitics with the Ccntr¿l
Hunter S¡rtted gum lronbark Crey box forest, an Enrlarrgered lhologicirl
Communily, and, as such thc site e'ould be seen as carrying a mult'rate lr,'vel of
cons,erv¡r tion si gnificanco.

Surveys of vegetation communities using quantitativc trlcasurcs rvas linrited hy
ùccl-.ss io thr-. enfire shrdy area. Surveys "t¡ver the fsnct-" on lrrt 4 were undettakc'n
¿nd thls vagÈtation appcars to be floristically and stn¡cturatlv mc¡te tliversc tha¡r

l.ot 3l-33.

The 7-part lests crrn(luctr{ r.rn thtr spt'cics ¿t risk co¡rcludcd that the propt*rl
rvould not have a signficant impact provided the follorving rcrconrmenr,l¡tioru¡ iue

implemr-.ntrd:
. l'hìrt regional pL:nning incorpor.rte thc gtridelines for rr'gional specitx

movernenLç;
. 'fhe areos shown ¡s corrscrvnlion (Flgure 7 of supporting fW Planning Pty

Ltd Report, being the heavy ve¡ctatiotr to thc north-west and the main
riparian corridor) shoul<l bt'come resewed and rchabilil¿ted to fotm
"reserves" as part of the structurt plan for the.sitc;

o A best practk'e erosion and s€diment control plan n'ould btr developed;
. ,\pproPrí¡te stormwatcr ¡nd nt¡t¡ient control systems rvouhl bc

irrorporate<l into the proposal designc'd to recluce the effecb of runoff antl
ensure water flowing off thc proposal area is of a suitable quality;

. The consEuction site would be managerl to en-sure th¡t thcrc iç no
ar-r:idc¡rùnl incursiors into ¡reas rvhich are not subjtnt to the pro¡nal; irnd,

. Any londscaping ¡ssociated rvith the pro¡rosal rvould comprise crf endemic
natlve plalrts.

r\ copy of the rcport is provitled at Att¡chmcnt C of the supporting f W Planning

l'ty l-td Report.

Arc there any other likely ent¡l¡ot'zateutal elþcts ts û le.rull of lhe pltmring
yoposal and how ar¿ thel¡ pro¡lta,setl lo be lll.u'zø,rged?

Thc site contains .rreas tturt mny be locally fkxxl liable, althou¿h it Ls not ¡hown as

being rrffcctetl b1' thc' l:100 floocl on Cou¡rcil mapping" It is not intcntletl to
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tk'vrrlop these ¡reas for ¡esidt¡¡rti¿rl purposùs. 'thc DCP rcquircd to be preparetl by
the amending l.EP will i¡r¡:ludc provlsion"s to address this issuc,

Bushfire huffcrs requin:rl for rcsitlcnHal develrrpment rvill be determinc<l during
the prcparntion of tlttailed studies to.¡ccompan), Àny fuh¡rc development
.rpplicatir-rns, or.rdditional information rcr¡uestetl by the Nlinister, Any ret¡uired
APZ rvould be .rccommorlatcd rcithin each allotment, allowing for ongoing
maintcnancc'of thc APZ rvithout lrurden on public authoritìes.

Hotu laøs the plaunitg proposal adequately ß¿¿rcsse.l øny social und ecouontic
efþcts?

'the proposal is likely to crnly have positive social anrl <<onomic otrtc¡rmt's, as

indicatetl in lhe net community lrenefit te'st

3.3.{ Strtion D - Statc ¡nd Commonwe¡lth inlctesl¡

Is there ailequate public inÍmslntcturc lor the pllll;ll,íng pmposul!

'lhe pro¡xlsal res¡rontle ao thc reìuirementr for public infr¡slrur:ttrrc ¿s frrllows.

Roads
The site is ¿ccrsstrl from Dalworxl Road, a $pical rural road with no kerb
and guttering. It is ex¡'t--ted lh¡t the strckh of Dalwo<¡d Road fronting, the
site will tre upgracled to be co¡rsistent u'ith the uÈâtmcnt provided to thís
rrud rvithin rhe atljr-rining resitlenti¡l tlevelopment,'Ihis tvill inr'lude kcrb
irnrl gutter.rntl witlening as dttmerl nccetig¡rry.

Dalrvoo¡I Roarl terminatcs at the New England l-lighrvay via an cxisting
signalized inters€ctio& tt is unlikely that this intersection will rr-tluire an
upgrade lollowin¡¡, dcvelopmunt of thc site glvcn thc imnúnonl.
co¡slruction of the F3 extcnsion úr;rt will significantly rcduce tr¡fflc lo¡cls
moving thrttu gh llris intersection.

Water and Server
Correspondence has br.en received fronr Hunter Watcr in relatio¡r b server

¿nd wale¡ scrvicing of the proposal The advicc. indic¿tcs that, subject to
deu¡ilcd investigaticnrs, the nitr: rvlll be aflorrlerl watcr servicing following
the upgrarle of the N'laitland-North Rirthbury wnter supply s:/stem,
scherluletl lrr be completerl ín 2013.

S<rme capacity does exist for the site to bc servicr-tl with se'wer, however
should ¡rlditional capacity bc required it will be availablc tbllowing thc
up¿ratlc of the lJranxton W¡¡le lVater Trc¡tmcnt Svstcr¡r that is pmpasetl
to be crrnrpletetl bv 2ûl l.

Electricilv and'[elet-ommt¡nit:ations Services
[t Ís r'xpected that the existing telecommunicatio¡rs and electricitv netrvorks
scrvicing lhr. sitc and adioining devclopnrcnt are ¡blc to be augnrented to
support the pnrposal.
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Mnt an tlrc olants ol State and Comuonwealth public euthorlüct consulted in

accorùenct telth thc gateway determínatlon?

A responsc to this grtion can bc provided following the gateway rlelcrmin¡tion

3.4 CommunityCon¡ultatlon

The g,ateway deF¡mlnation will epecify the community consultation ret¡uirements

for this planning propæal.

.!. Concluslon
()

(less than 50 hectares).

The sitc was i¡lendfied os a Candidate A¡ea for rural residmHal development in
an ea¡lier draft of Council's formcr Rural Residcnti¡l þsvqlepment Stmbegy 20û5,

but was subsequently exclutletl in consultstion with thc Deparknent of Plarming

on the grounde of is future potential for urban residential development

The supply urd dernand analysis presenhd þ ttre cunsultant lor the proponent

0W Halrning) and quotsd in thir plaruring proposal indicateo a strong need fot
fu¡ther residmtial lantl tn this area in the strort te¡ru

Waste Manûgemntit and Recycline Servic-er

The pro¡rosod development will serve to improve the viability of the

existing wasÞ dlsposal scwices alforded within the adicrinlng rural
residenHal development

The prellnùrory investigptions undertaken fcn Ûric planning proposal irxttcale thñt

the sutriect site is suitable for rezoning for residmtial / runl residcntiål Pu¡PG€3,
with minimum cctnebaintc to developmenl
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Singleton Council - Planning Proposal for Lot 6 DP 827226
(via Preston Close) & Lot 2 DP 237057, Dalwood Rord,
Branxton - August 2011 (FilezLA6{2UITI

T¡ble of Conlenl¡

L
t
3.

Intrqluction
Site Description
The Amentling LEP
3.1Obþtive
3.2 f'rovisioris
3.3 fustifìcation for Amcnding LEP

3J.¡ Section r\ - Need for thc plannlng propcnal
3J.2 Section B - Relationship ùo straþegic planning framework
13.3 Section C - Envirunmental, social and economic impacts
3J.d Seclion D - Shte and Commonwealth inter€str

3.{ Community Consultåti'on
Conclusion4.

Attachment l: Locality Plan
Attachmeît 2: ¡\sr¡al View
Attachment 3; lixlsting Zoning lvlap
Attachmsrt 4l Bushfire Ha¿anl Mapping
Attachment 5r Endançred Ecological Com¡nunities
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1. lntroduction

'lhi.s plaruring proposal identifies the prtential issues ùseociirted with rezoning the
subJec-l lantl from Rural l(a) antl Rural l(tl) kr Residential to lacil¡t¡te futurc
sutxlivision r¡f the l¿nd for resirlentiul purposes. The inform¿Hon containcrl within
the proposal explains the intended effect of the pro¡xrsed amenrling lrral
Environmental Plan (LEP) ancl the iustifir--alion for making it.

In preparbrg this ploruring proposal C-ou¡rcil st¡ff h¡ve exbensivclv u-scd matu.rial
subnrittetl by f !V Planning Pty Ltrl in support of the rezoning raquesL

2- Site Description

Thc subject sitc is locuturl adiaccnì kr lhe r*t¡blished torvn.ship of E¿st Btanxtrrn as

illustrated in Att¡chment 1. Thc subjtrct site contprises two allotmcnts L¡rt ó DP
827226 and Lnt ZDP n7t37, as derribed below:

Ittt 6 DI'827226

Lot ó DP 82722ó contairrr an ûrea of S.lb hectares antl is currently zoned
Rural Small Holdings 1(d) uncler Singleton Local Envinrnmenùal Plan (SLEP)

199ó. Lot ó conb¡irs a dwelling and farm sheds antl is currently accesscd via
ftreston Closo.

Iot 2 DP 237ß7

f ,ot 2 DP Zi7(87 r:ont¡ins ùn ¿rrÈ¿ of 10.a3 hrrlares anrl ís currently zonett
Rural l(a) unrler Singletcrn Lcral Environmcntal Plan (SLEF) 1996. Lot 2

contains a drvelling and farm sherls anrl iscurrmtly acûrsúed via Dalrvoorl
Road.

'[he sitc adþinr cxistin¿¡ rural residential propcrtics and Dalwood Rcnd to the
rrortlr, nrral land to the south and cast and the existil¡; villagc to the wcst. The
måiority of the site consiste of pasbur€ rurrently rnanaged by liveshock. A thin strip
of ripariun vegetation is locoted along Retl llousc Crergk which flows through the
site in a south westerly direction Three rlamg rvith minimal emergent vegetation
are also loc¡ted on site. The maþrity of the site slopes gently downward in a north
rvcstcrn dirc.ction towa¡ds Rcd Housc C¡eck.

-t.

An ¡erial view of the site and surtûunú$ is provicled in Attachment 2.

3. The Amending LEP

The following matten¡ adrl¡c'ss the rcquirements of a planning prcrp<xal as tletailed
in the Deparhnent of Planning "A guide to preparing planning proposah",

64



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

3.1 Obiectivc

The obþtivc of lhe planning pro¡rosal is to amcnd Singlelnn k¡cal Ënvirc¡nmental
Plan (SLEP) 1996 1o permit (with <rnnent) the suhlivisio¡r of lnt ó DP 822126 and
Lot 2 DP 237tll7 for residmtial pur¡xrsea.

3,2 l'rovlcion¡

Although Singleton has rt'cently compleùed an agreementfor addidonal funding
from the Depârtment of Planning & tnfraskucture to complete its Standard
Instrument (SI) LEP it is not expected to tnke cffect (bc published on the NSW
Legislation webeite) for another 18 months to trvo ycars- Thcrefore, llre rezoning
proposal needs to be progrersed ¡s an ammdment lo S¡ngleton LEP 1996.

¡t is antic¡pated that the draft LEP triJl be along the followingg lines:

1, Name of the plan

This plan is Sirgletor lrl:ll Ew,imnntenlnl Plrn 1996 (Anendupnt No ?7)

2 Aim¡ of plan

This plan aims:
a) ho rezone land referred to in c'lause { fro¡n Zone I (a) (Rural Zone) and

Zlonc 1(d) Rural Small Holdings to Zo'ne Residential Rl,
b) to provide a mirrimum lot size for lots rezulting fn:m the sutrdivision of

land for Resldential Rl purgnes'
c) To require a development conhol plan to be prepared to the saticfact¡on t¡f

Council before corrgent may be grantcd Ìo development on the lmd to
wl¡ich this plan applies-

3. Commencement

'thtr Plan comÍlenceÉ on the dry on which it is publiehed on the NSW
legiolation website.

4. L¡nd to whlch plan rpplier

Thís plan applies to Lotó DP8?J22Áand Lot2 DP 137Ë7, D¡lwo<¡rC Road

Branxton ae shown edged heavy black on lhe map marked "Singleton Lú'al
Ënvironmenlal Plon 19!ló (Amendmmt No. ?)" tlepositetl in the office of
Singtemn Courrll,

Schedule I Àmendmenl of Singleton Loc¡l Environmenl¡l Plan 19!16

tll Cl¡us€ 9(1) How ârc lcrms deflned ln thle plan?

lnsert in lhe <lefinition of "Lot Size lvlap" in approp'riate orrlen
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Singleton Ltral Environmental Plnn (i\mentlnrtnt No ??) Shtct 2 l.ot Si¿e

Ntap

lnsert in the definition of "thc nrap" in approprinte ortler:

Sirr¿lcton kx¡l Environmental Plan (Àmc'ntlment.\o ??) Shcrct I

[2lClauuc 14F

lnsert aftcr clause ldE;

l{E What provirionr apply generally to thc Sedgefield Rural
Re¡identlal dcvelopmenl arel?

(l) 'fhls clausc applies to the tbllowing land:

Lot ó Dt' 627226 & Lot zDP n7M7, Dalwootl lìood, Branxtorr, as

shorvn cdgecl heirvy blac'k on lhc' mup marked "Singlctnn Lt^*al

Environmental Plan l!)'l)6 (Amcntlmcnt No ??)" tlepositerl in the
office of Singleton Council,

(2) Dcvclopment consent mucl not be grantcd for any development on
land to which this cl¡use applies u¡rlcss ¡ dcvelopmcnt contr,ol plan
hàs heen prt'parttl for the l¡nrl in accorda¡xc rvith sulxlauso (3).

(3) The development control plan must, ttr the satisf¡ction of Courx'il:

(a) r--outain a subdivision lnyout plan that provit{es for the
L'ons€rvatlon, enhancemcnt atrd rege'neration of areas of native
vegelation wi th si gnif icant biotlivarsi ty valuc (irr,cluding

riprrian corriclors). antl

ft) confain provisions to conlierve, cnhance antl ent'ourage the
regeneration of areas of nativc vegetation r*ith significant
biodivcrs ity valu e (incl utting riparian corridors), ancl

(c) contaln a staging plan rr'hich rraÌcrs provislon for neccssary
infrastructure antl sequanr-ing to errsurc that thc dcvelopmcnt
ücuns in a timely and tfficir-nt lnan¡ter, ¡nd

(tl) provitlt' for an ovcrall movernent hierarchv shotving the maþr
c-irculation routes and connc*tions lo achieve a simple anrl sâfe

movement system for private vehicles and public transport, and
(e) crrntain stormrvatcr and water qua.lity management controls,

and
(f) provide lor amelioratlon r.¡f n¡tural and environmentjal hazards,

including b'rrshfire, fl*xling, landslip, enrsi{rn, salinity, antl
potential contrmina tion, ¡nrl

(g) contain measures to cons€rve any idendfied heritage.

Àtt¡chment 3 illustrates tht'e,xisting zoning of the Dalw<xrrl Ro¡d ârÈ4, inclu(lin6
thc subiect site.
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3.3 f ustlflcatlon for Amanding l,EP

3.3.1 Sc<tion À - Nced for the planning proposel

Is the plauning proposal n result of tny strategic study or report?

The Singlcton Land Usc Shategy (SLUS) rv¡rs cndorscd by thc Departn'ìent of
Planning on 2l April Ð{}8. I'he SI-US rltxlg no¡ provide for arty ¿dditional
rersiclential lanrl in lJr¿n¡ton.

ln 9¡ction ó'Urban Sc,ttlemen( the SLUS states:

'rl signifunt issue n.ryr lhc lif. ol this SlrnÞgy is lhe pnt¡nsel u¡knt atut identifei soulh
o[ Brontton by lhe Iorur L[unler lkgionnl Slmkgy, inclutlittg xtn¿ lou¡l u¡ilhin
Singlelon LG,4, Wnlc tltis lns lhe ¡vtenlinl þr a¡owul 2000 resi.lcntinl lots in Sraglt:lrrll,
plnmitg pn>æsscs lr¡¡s f'tvr¡ r:slílilislpil lo ileternti¡te n stnrchtn plnt, and tln uftmu
honniarics nrc lo he delìnetl ìhrongh futurc latal phtnttittg. Phnuing urut deteloputatl
trilltin tlút nrm uill prinnrily lu nlignei Io gmulh t tlhin llrc louvr Hunh:r Rcgiorr. nnrf

is nol e.r¡ccleil Io signifmtly iuptrcì on growlh nnd dcnond proþclions for Singlrtor
itkn,ifu in tr,rs Strnlcg-y.'

Section 8,8 'Branxton -lVhittingharn Corridor Developnrcnt Options' of thc SLUS

[ rcIer'Ènc{:s the following advice Council receivcrl from thc Dcpartment of Plamin¿
'tnJuF2ooll

r 'Ggsnot* City Courcú h¿s sl¿lr¡l llnl il has uo ìnlc¡tlion of pnrxing nnu
re;itl¿ntíil ile*lo¡nuent in the ricirrity ol Bmn¡lon olh¿r tlnn [ho* alrendy
ikntifal iu lht Luttvr ilunter Rtgionnl Stmtegy: H¡n¡tlce Nør<o Tøw (7200

thællings). Creta lvligranl ùtmp (up ht 2000 ilnvllings) and Grela gMyllunt

Strt¿l Præìncl (nppmx 3ù0 dtrullirrgs).
. Git¡en tlu hnd supply prut iietl by lhe nhnu ileoelo¡nnmts, lh¿æ is unlik¿ly lo k n

næd þr additionnl rtsid¿ntùtl silcs ¿mr¡r, ßmwlon þr n cousiierubt¿ nuntfur ol
wrs.'

Basetl on this atlvice, the S[.US conr{udetl 'no a¿hlitionnl rcsiÉltti¡ú lnnil in llp
uicinilv ol ßm¡rr¡o¡ ¡uill Lv pmviied ltr in l/r Singlcfurt l,Ctl, otlur llnn xrulh ol IIU
mihmy litw tts ¡truuidøl utul¿r lhc ltto¿T llunter Regl'orutl StnUgy',

The SLUS reflects thr. ci¡cr¡mstances that npplied to the Branxton arca at thc limc
of drafting. Howcvcr, circums¡ances lnve changal with the dcl¡,y and uncertirinty
of the Huntlar: Ncw 'Iowrl proi¿.cl a¡rd thc commitrnt:nt to præeed with the
Hunter lixpressway expansion of the h'3 Fn:eway.'[his txpressway is fully funded
try the Govemment, is currently under corutructit¡n and is due for completion in
2013,

The delay on Ht¡ntl-'e Nerv Town lr¡s lcft a sho¡tfall in potential housing nurnbers
to meet with llonuntl sperificd in tlte Ll¡wcr Hunter StraÞgy. It is acknowlerlgetl
th¡t a revised submiss¡on h¡s recentlv been lorlgetl with thc Dt'partment of
Plonnlng lìr¡rvever this trnlv coverr Stage I rrl the dr'velopment $'hÍch dæs not
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lnvolve any n€w residential housing within the Singleton LGA, 'fhc development
of lrousing within thc Singleton LGA is not schecluletl until Village 2 and 3.'rnd the
tinring of tlrese ls unknown as no staging plan has been provided in the
dæumenb¡rtion supportirrg Hu¡rúee Nr.w Town-

lt ia considt'rcd lhat the cu(rcnt cirû¡mstanc$ provide an opporÈunity for.çonrc
limiterl urban expansion of thc' East Branxton village. 'lhc lanrl the tubiect of this
planning proposal has the potential to cr:ntribuùe to the cupply of rtritlential
housing within the Singleton LGA. These lots can tre bought forwarrl in a timely
m¿¡nncr, indcpenr,lcnt of thc Huntlc.e New Torvn proposal and are a nah¡r¡l
exparuion of lhe axisting &r.st Bra¡rxton village.

Furthcr to the ¿bovo. lhc propnnent of a similar rer:oning rxluest over atlþcent
lnnd to the ncrrth (LA{/20t0), h¿s r:arried out an analysis of tesidential lanrl
supplv and deurantl in the area, which confirms that supply is crrrrently
constr¡incd.

Is the planûng proposel thc best nteans ol rchlcving tlu oblectioes or íntended
outcome, or ls thcrc t belter wnu?

The propr<xl plaruring pn:posat is crmsidered to be the btxt means of achieving
the o$ectives or ìntendeql oukomes. It is bcst considered as a singlc ame'ndment
to lhc Sing,leton LEP 1996, sûrce the timeframe for completion of Council's new
comprchcnsive Standard LEP is verv tight and ticd to funding milcstoncrs.

r\ttempting to includc spot rezon¡ngs in Council's St¡ndard LEP would risk
extending the timcframe and making mileslones un¿chicvablt'. If the St¡ntlarcl
LEP rvere ho proced h¡ finalisation prior to thts pl.rrrning propio$.¡|, this proptrsal
could lhen be converterl to an amendment of the Slandard LEP.

The consldcration of this propocal corrunently with other ru.zoning requr.sts is
conslstent with Department of Plorming guidclinc that seek to reduce lhe overall
nurnber oi LEP ¡mcndments by requiring minor ¡mentlmcnts to bc grouped
toçther. Horvever, grouping should be lcft ùo thc firul stagr:s trr avoid
unnece!¡sary clelays antl anmplications.

[s therr a nct commnnlty benefit?

A Net Community Benefït Tust has bern undertaken antl provided below.

Net Community Bcnef¡t Test

Crlþrl¡ Planning Comment

Will the lJl'be compatible rvilh agreed Staut
and re¿íonal etraÞgic direction for
development ln thrr arc¡ (€g lùnd rcL'.rs.r,
str.r tcglc corrirlors, dwclo pmr.nl with in 8ff)
metre¡ of ¡ translt nocle)?

No. I JowseÇ the sita is lrr¡led ¡vithin 3
kilomek¡¡ of Br¡nxton t¡¡in st¡tion, which nas
¡ kcy cungideration for l¡ntl ¡c[.asc ¡rc.rs i¡l tlrc
Dr¡lt l-ower Hunter Regional Strategy. 'lhe site
Ls adþccnt b the existÌng village of Ea.rt

8r¡n¡ton ¡nd ir a logical urban expanrion.
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Is thc LEP loc¡tctl in a global/rcgionrl
straÞ6ic centrc or corridor nomín¿ted
lhe MctropoliFan StraÞgl or othor
rcgional/ su bregiorral stratcgy?

city,
within

Thc sitc ir loc,rttrl imnrctliirtcly irrllactnt lu tlre
axlrting E¡st llr¡n¡lon villagø within the
I luntor Region, which is the subþt of
significant invc*tment in nery and existing
inúwtries and will l¡encfit frour the Hunte¡
Ëxpressway exlension of the Þ3 Freeway

'the subjsct sib is located immerliately atlþcent
to lhe exishng village and forms a logical
L.xp¡nsion lor nxitlu'ntl,¡l purpo*r. -lht'rrr 

is
other residenthl tand in lhe vlcinity of tlre site
however it ir not likely th¡t the proposal will set
a prececlent or alhr the expectation of
l¡ndhokle¡g.

ts the LEP lilely to create a precedent or
crerÞ ur change the exptrtations of the
landowrrc¡ ot olhe¡ lanclholders?

Hûve tlre cumulative t{lcrts of othcr spot
rezoning proposols in thc locality bcu
consi¡lered? l{hat rvú the oukome of thes¿'

consirlnr¡tiong?

To our kþwledgc thc.rc havc nol br.c¡ì ôny otlur
rflot rezoning within lhc vicinily oi the sile ht
recent yerrs.

Ttrc LEP wrll ¡ìot fàdl¡tûþ ù pertrr¡rìÈnt
enrpfoymenl generating act¡vity or rcsult in the
losc of employmenl l¡nds. The proposal is lo
en¡ble intensification of residential development
rvithln the locality.

lVill thc LEP Éacilit¡te à pcrmû¡ìerrt
employment gemrating aclivity or resr¡lt irr a

lcrss of employment lands?

'Ihc. propocal will enabþ ¡n incre¡sc In thc
¡v¡ilable stock of lesitlentinl land lor lutu¡e
tlevelopment. CurrmHy the only plannetl
¡esidenti¿l lend supply for the rvhole of
Br¡nxton ¡s ¡ssoci¡tad rvlth tha I'luntþe New
Towrr, which is sc¡rarnlcrl from lhis sltr by tht
New England Highrvay and Ralline. Support lor
lhir propocal will provi<le competition in the
m¿rket and ¡n altern¡tive sourre of land supply,
whlch ig rlexirable glven the rlelays and
unærtalnÇ ol the tlming of the. I luntþc
development The l¿nd can be brought on line
qulckly and would offer a few yearr interim
supply, subi{t to s¡tisf¡(bry æwicing.

Will th€ LEP iurpact upon the supply of
tesidenti¡l l¡nd and lherefore housing srrpply
anil alfonlability?

ls tho existing public lnfrastructurc (roatls,
raiL utllitics) capable of scrvicirrg lht
propooed ¡ile? ls th€re good pedt'ltrian antl
cycling accecs? fs public lransport currenlly
available or i¡ tlerc infr¡shucture capacitv lo
support future public transport?

The sita i¡ serviced þ Dallo<xl lloill ¡nd
Preslon Clog¡. A proliminnry scrvicing aru¡ulrv
to Hunter Water conlirmetl tlrat although mt rr

priority dorelopmenLsite upgrading rvorks to
the water supply are schedulcd for Ð14/?015.
which wor¡kl, subþct to a water servicing
strlÞgy, provide the neccss,rry capacity lor the
dcvelopment. In rcgartl to rvirstûrvôtcr upgradc
works nere schedr¡le¡l for ã)10/2ût I and,
subþt to n ryastervater servking.straÞgy, there.

wouftl bc caprcity in the sy-tüem to s¿rvlce dre
propxxed úcvclopment. Fooþaths ìvould be
provided ìo eneurÊ ù Ftil(ì$tritn llnk ùo lhi-.

eristing village.
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w¡ll lhc proposal re-sult in changcs to the ca¡
disFa ¡rctl¡ tr¡vel lctl by c u s ùu me rs, a nr pl oycrs
and ru¡rpliers? lf sr¡, rvh¿t.r¡c the litely
irnpacts ln tL.rrm of Brecnhouse gas cmirsions,
o¡æreting coab ¡ncl rçad s¡fetyl

'[he subþt pmposal seekr to provirle residential
dcvclopmcnt closc to tlrc cxlsting vilLrgc of
Erirnxtor, '[Tis ir ¡ rutural expansion of thq-

village antl it is likely that the re rvor¡ld lx ¿

number of ¡h¡rctl trips as is curnnlly the casc

with the adJolnlng vrllagc houslng. Tlte
provisiorr of loolpalhs wouhl er.*ouragc
allernatives to cår us.ge, lrowever, ít is unllkcly
this woukl result in signific¡nt rrrluction in
gnren housr gas emisriors,

r\re lhere sigrriflc¡nt Gove¡runet¡t hrvettûretìt9
in inh¿¡tnrctr¡re or servkes in the area rvhose

patrona6e will be ¡ffcted þ lhe pmposal? lf
s<r, what is the expected impact?

'l'he propoHl rvoultl resull ln a sm.rll íncrease in
patronage of gover¡rnrent rail and bus services
¡nd lo<¿t governmentservices. Ihe
tlevelopmcnt of thc siÞ would ¡ttr¡ct Sccdon 9tl
Contrlbutiong covcring lhe incrc¿se in u¡r. of
local communily facilities

The proposal rvrll be able to be implemented
without ¡dvc¡sr: irnpact on the ecology af tlre
site, An cological constrrints rr.port has bu:u
prepered by lVi ldthing Ënúronmenlal
Consult¡nt¡ to support thir planning proposal
(Appendlx I of the supporting Orhit Planning
Rcport). Tho l¿nd hàs thß potcntjal to bc
partially affected by locallr<l llcnding
asso(iâH rvith Red I lcuse Creek, however the
flood aff*txl ¡re¡ would be limited tro thc
rlparian corridor whhh would not cont¡rln
huuring.'lhe lnnd is also rnappttl rrs teing
partially Uushfïre alfccted from lhi¡ ri¡urian
corridor, howevor tlro maþrity of the siþ rvould
be ¿blc to bc tlcvaloped in compliance with
Planning fo¡ burhfl¡e proar*tion (Appendk 2 ol
Orbit Plannlng Rcport).the l¡nd is not
constrained by other environmental f¡cùors,

lVill the propoarl inrp¡ct on l¡nd ttrat the
Govurnment h¡g itlentifir:d a rrctxl to prohr<t
(c.9. lantt *'lth higlr biodiversity valum) or
have other envimnm€nlal imFô(tr? lr the l¡nd
congtrained by environment¡l f¡cbrssuch as

fltrrdingl

Thc t-EP ç'ill be compatible with lhe are¡ b the
west of the subþt slþ, which lg the trstabl¡¡hcd
Villagc of Eart Brûnxton, Larxl to thc north r¡f
l¡t ó conlains rur¡l nsidential housing and land
to the south and ea¡t is rur¡I. The impact on the
anrcnlty will be meryinal ¡s tft¡: rur¡l resldent¡¡l
¡nd rur¡l lancl ls not lsolatetl and ig alrcrtly rrn

the edge ol the vilhgp.

Ât subdivision stagp workr within tlre road
reserve and rlparlan corrklor along Red House
Crtr:k would cont¡ibuÞ hr tfte lnrenity of thc
public donralru

Will the LEP be compatible/complementary
with ¡unounding lnnd usr¡s? What ls the
implct on amenity ln thc loc¡tion ¡nrl witfur
conrnrunity? lVill the public domain improve?

'Iha prop<xal will not provide any ret¡il or
commercial prcmiser

Will lhe propooal inr'rease choice and
ccm¡ntition by íncrersing the numberof ret¡il
¡nd comme¡(l¡l prtmisnr operating ir't lhc
¡re¡l
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It is cori(lutle that there wiü be n net community bcncflt as a result of the proposal

3.3.2 Section B - Rel¡tionship to stratcglc plannlng framework

Is lhe plumìng propoxl consìstent u¡ith thc objectiaæ and nctlorc coulalneil
within lhe appllcaltle reglonú ot srb regional stretegy!

'fhere io no regional or sub rcgional strategy that applies to the sut{ect land.

It is noted th¡t the land w¡s indentifi¿'d under the Dr.¡ft Lower Flunter Regional
Strategy os having potential for urban development au it is within 3km of existing
railway station. Howeve¡, on arloption of the Lorver Hrrnter Rcgional Sbategy any
suclr infill developmr'nt was removed in favou¡ of the Huntlee New Torvn
clevelopment,

Following preliminory discussions betwæn Cìluncil and the Deparbnent of
Planning (Newcastlc Office) it rvas rutommenrted that the planning proposal have
reg-ard b the sustoinability cliteriâ within the Lower Hunter Regional $rategy.
The followlng comments are offered in rcsporrse to this establishcd:

ff ¡ st¡nr.l-alone pmposal and not ô cenlr€,
rl¡cs thc proposal h¡ve the potentirl ln
develop into r cc'ntro ln thc fuh¡re?

Tltc sitr i¡ loc¡rtctl closc to exrsHng E¡st Branrlon
Víllnge, -fte proposal its€ll doer not h,rve the
potential to dcvelop intÐ ¡ centr€,

What arc the puhlic interesl ¡r-.aso¡¡s for
preparing the dr¡ft plan? What are the
impllcations of not procc.e¡ling ¡t that ümel

It È in thc ¡nte¡r:st of the public to prnvirle an
irlternalive sourcc of ¡t'sident't¡l land rvithin the
flranrton ârea to complcûa with Hunth:e New
Town and to provirle an interim source ol lanrl
withln the Singleton l.C¡\. lf the LFIP

.rntcndmcnt dors not pranxd the subþt land
will rcm¡in ¡s Rur¿l antl Ru¡¿l Resl¡h'ntialand
other l¡nd furthe¡ from the exisring Vlllagc
servkæ ¡vould need to be lountl, potenliàlly ùt
hlgher servlclng corb anrl costc to the
t'¡rvlro¡rmcnt rvhlch ln h¡rn wlll impact on thc
rllortlabtlity of the' blocks,

lirnlanallonSu¡t¡in¡blllty Criteri¡ Comment
I - lnfr¡¡lruch¡re Provision:
lvlech¡nisru in place to
e¡rsu re utilities, transport,
opcn space and
c0m mu nicùtion .rrc provirlc.tl
in r timely and efficient way,

. Developnwnt is coßieFnt
with rny regional strateg¡r,
rubregional etrðtegy, Ståte
lnf¡¡structu ¡e Stritep¡, or
srrtiofl I l7 ¡lirertion.
. The provislon of
infiastrrrcture (uttlides,
tranrport, open spacc and
communic¡tiorrs) b cocted
¡nd economicaUy fe¡sibþ
bnsed o¡r Government
methodolocy fo¡

The dwcbpment is a
loglcal cxpansion of the
exlsting vlllagc <rf East
Rmnxton,rnd erlstin6
road.g, olæn space and
communlc¡tions arc
provklctl anrl
connections c¿n b€

readily made,
Prelimírury ærvhing
enqulries with I lunler
W¡tcr h¡vc berrn
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undertrken and therc is
likely to h(. cåpácity
¡v¡ílable to servicc llre
site in the futurc. A
rv¡ter md w¡st€rvatuf
strvicing straùr-gy

would be prepared if
B¡t€w.y approvrl lr
providetl.

dctcrmining i nf r¡rshuctu re
dcvr'lopment <onl ributioru.
. Pre¡Nrcrlness to enle¡ into
clevelopment agreemml

. AcccssibiliW of the area by

¡.rubllc transport and/or
appropriatc roa<[ aicr,sc in
termr ofl
> l.ocation/land use - to
r-xís ting nctwotks an<{

rclated activity cÊnlres.
> Network - thc ¡rea's
p<rÞntial bl be serviced by
cronomically efficitnt
trànsport ærvlctr.
> C¡tchmcnt - lhea¡ea'r
dbility to contáln. o¡ form
part of tl* larger urban area,
ìvhkh cont¡ins adoquate
lranrport ¡ervlcr,s. Caplcity
for l¡nd use/traneplrt
petterns to make a positlvc
contriltudon k) ôchicvcrnerìt
of travel and vehicle use

goalr,
. No rr¿t negative impact on
performance ofoxirdn6
rubrqgion¡! road, bus, rall
ferry and freighl nt'twork.

Tlra -sil¡ is ¡ccessed off
Dalrvood Rord, whkh
irì turn rvill l¡c actsgible
fmm the New England
ffighway ¡nd llunter
Expresrway northern
link ¡oad.

'[he:riÞ is on two bus
routes, whlch con¡rc.ct

thr'sitc to the rel¡il antl
commercial rrvices
within tha Rranxton
Vilhç and further
¿ficld to Singleton to the
wesl and Green Hill¡
and Ruthelord to the
e¿¡L The sib would elso
be strvlced by BrÂnxùrn
Rolllno wlrích provirlcr
a hànrport linl to th€
north and sr¡uth of the
Stah!.

1'he <levelopmenì
rvould not have a

ncgativc imparton
pcrformance of ødsdng
rc¡d, lrusor r¡ll
networks,

Z ¡\ccç:sc:

Âcccss¡bh trtnsport optio¡lJ
for effícient ¡nd sustainabh
h¿vcl bcn¡e.en homer, þba,
scrvices ¡nd rc"c¡a¡tion ùo be
ct(btlng or provltlctl,

3. I lousing Divenity:
Pmvidc ¡ range of housing
choíces to ensure ¿ broad

lìopulôtion can be hous€d,

¡ ContribuÞs to the
gcographic marliet rprc*l of
housing supply, irrcludln6
ùny Bovernmerìt tû rgels
est¡blished ñor a6ed,
dteðblod or ¡ffordable
Irouslng.

The siùe ha¡ the
potørtlal to provlde for
a nurnbcr of houcing
typ€3 to nc¡et thc
demands of the
community.

{- Employment lands:
Pmvidc regional,/ local
employment
oooortunities to support lhe

. ltl¡lnt¡l¡r or impruve the
existlng level of rubregional
employmentsell.
conl¡inmenL

llre rezoning of the sib
do€ not contahr ¿rny

employmenl lands,
hor+'ever it docs håve
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Lower Hutrler's cxpantllrtg
role in the witlcr regional
¡nr,l NSIV t'conomitrs.

the Srctential to provirle
rcsidrlnhi¡l
¡ìccommodiltion for
wotkers which ig ln
short supply in the

The site will nol prtrvide
any residential
clcvelopment within the
l:!ffi fluxl¡tldn-

'[he site !s mapped as

poÞntially beìng
bushfire irffÉ.ctcd- Â
prelim I nûry ¿rsscssnrcnt

agairnt Planning lor
Br¡shfire Pm tection 2006
lr¿g btrn c¡rried out and
rnLrimurn Àssr.t
Protection Zoncs havr¡
been establ¡sh€d
together with
¡cco¡nmenrlations for
compl¡ùrìce (s(?
Appendir 2 ol thc Orbit
Planning Report)

Thc rwlghbouring lancl
to lhc south co¡r|rins ¡n
exirting poultry farm
rvhich i¡ located over
2(Ð mebes from the
common bourrdary.
This farm is ¡t a similar
setbnck lo lhe existing
Fast Branxlon Village
whcre to the best of our
knowledgg tt¡ere is no
hlstory of lanrl use
conf lict, Although rrot
visible frour the site due
to lhe changp in
topography vcgut¡tive
s(r€enlng could b€

adopM os part of the
development ar
rer¡uired.

6, N¿tural Resources:
Nafur¡l fesol¡nce limits r¡ot
exceeded/envirgnmentå I

fooþrint nrinlmired

inf rastructura c¡pðcity to
supply water ¡ncl dotr not
plare u na<reptable prtssu rc
on cnvlrunment¡l florv¡,
. Demonrhâþs most

waÞr

tr9€ lantl:

erquiry lo llunter
lVatcr conlirms thc siÞ
has tlre potcntial to be

servkred ln lhc futurc,
subief,t 10 il water

min¡ry serv lrì8
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5, ¿\voirlame Risk:
l¡nd r¡se conflicts, antl risk
to human hmlth and lile,
¡vol¡Icd

cnìPloymenl proirlct¡o¡l3.
> Ernploynrent.relacd land
is provided in appropriately
¿orxrd ¡rc¿s.

. No rcrsidcntial
rlcvu.lopmcnt wl thin I :lfil
lloodplain.
. ¡\voirlance ol ph¡lsically
co¡rstr¡ined lantl, c g,
> hlgh slope
> hlghly erodible,
. Avoidance ol Lrnd use
conflkts with adþcenl
Laxlsting or future land use a¡
planncxl urxlc¡ rcþv¡nt
iubrcgion.t I or rcgio¡ìrl
str¡t€gy,
. Where relevant ¡vailable
sfc rcvacurdon route (flood
aml burhflrc).
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> ¿voidi identified
signiflcant e gricrrltur¡l land
> r\voi¡l¡ productivc
rusource hnds - Éxtrdctive
industries. çsal, gas ancl
other minin6 and quarrying.
. Dcnrilld for cncrgy does
not plnce un¡rcceptåbþ
p¡e$ure on infrnstructrrre
capacity to rupply eru:rgv -
tL!u¡rr3 dcnìonstrùtion of
cfficient ¡ld sustainable
supply solution,

'fhc site is within lhe
Br¡n¡ton Soil
[.antlscape ac rlefinetl
by Kovac and láwrio
(1991) rvhich comprires
Class lV antl V
agticultural l¡nrl- P¡rt
of the slte ls alrcarly
zoned lor Rurffl
Re¡id c'¡r ti¡ I pu rpos€j
¡nd noither giÞ ig use¡l
fo¡ sust¡lnable
ôgriculturùl prDductaon.
'IÏe site L¡ abo not
affectcd by coal
tltP<xlts, 'fhe. us¡l of tlrr
s¡le for r€e¡dÈntaal
houring purpoees ir
suit¡bl€.

The sita b currently
scrvicrd þ Ausgrid
¿nd furthcr connc<tions
are lihely to ba
avail¿ble, A servlcing
etìqu¡ry will be
undert¡ken wilh
Au¡Grid ¡hould

8âtùìdûy approvill lrc
grant'etl,

7, 
-¡,-nvironment¡l Protr.ction ¡

f'rotect and enhance
blodiversity.
air quallty, huitrç and
rvalerw'ay health

. Conr¡stent wÍth
Government-¡pproved
Rqgional Conrerv¡tion Plen
(lf .rvailable).
. Mrlìtrl¡tg or ¡mprovrg
areas of regionrlly slgnificant
terrcst¡i¡l ând ¡quÀtic
birxliversity (.rs mapped oml
agmed by DEC). Thi3
includes rr-¡gionally
sitn¡ficant vcgclat¡on
communitiel, critical h¡bi1¡t.
thre¡þ¡nrd speciers.

populations, erological
comnlunlti€rl nnd the¡r
habitet3.
¡ Nl¿int¡in or improve
erirtin g mv ironmerr F¡ I
condillon for alr quallty.
. lvlaintain or improve
existtng environ men ta l
condltion for wahr quality:
> consistent ìvith cornmuni$r
waler quality obiectlve¡ for

'Iltere Is no Rcgionrl
Cbnservltion plan
applicable to the sitc.

o An Ë<ological
Comtraintn Stutly has

lrren undcrta.kcn by
Wtldlhing Consulting
¡nrl ir furcluclc<l in full
in Appendix l.

A summ¿f!, of the
pcþnliål ecoloth'¡l
comtrnlnts to the
rlæelopmerrt of the site
is summ¡rised below.

One cndangerctl
ecologkal conrmunity
Swamp Oal Floølplain
Forcst w¡¡ pn*€nt
within lhc
riplrian and low-lying
¡rrp¡lt on sib.'fte

Attachment 3 Planning Proposal - Dalwood Road - Lots 6 and 2
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¡crreational waþa uJ€ and
river health (DF.C and Clvl^)
> corr3lstÊnt with c¡tchment
àßd stormwòÞr mônôgenìent
planning (CMA and courril),
. Itmtects areas of
Áboriglnal cultural heritlge
value (as agrced by DEC).

nraþrity of thir
as*mblege is local¿tl
wiihin the 1:100
yrirr flcotl zortc whcrc
building conrtralnb
already exisl Are¿q of
Swamp Oak Fonrst
lrr¿tcd outsl(le of lhe
flood zorn rhould ¡lso
be preserved or
incorporaÞtl lnùo the
hndscapirrg of any
fuhtrÊ developm('¡rL
Ihreatening pro<ess€3

impacting u¡rn thls
communi$.on slÞ
inclutle the
invasion of Lønlnnn
cørnørn (lantanr) and
Okacurcpa*sp.
cutpiüilid (African Ollvo)
l¡oth of whlch will næd
to be controlled during
and post any futute
developmenL

The pohndal
co¡utnrctlon of a r<r¡d
and bridç across Retl
Hotse Creek is likely to
rcquira the rcmoval of a
sm¡ll anrounl of ELC
vegetation within the
riparlan rone- GenemUy
the removal of
¡n ¡re¡ of ¡n EEC
tequirer replacemcnt at
a rate of 4:l (e.g. {ha
rcvegetated on ¡ite or
reserved e[s€whe¡€ for
every lha rcmoved), It
ls antlcipated that nny
clearing for brídges and
road¡ rvould be minim¡l
.rnd there would be
amplc sope to
¡ÈvÈgetaþ wlthin thc
croek buffcr zonec as

shown in Figure 3.

Àn isol¡hd br¡e locatcd
along thc mrtcrn
boundory had budr
consicÞnt wilh
Ë.ucnluutus
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umnliulcnsis (Rive'r Rcrl
Gum), an mdugererl
population in the
I lunter Valle,v. Furlher
samples when thc lrte i¡
in flower may læ

required toconfirm the
sptrlee ol tho trec. lt is
recolnmtnrlctl th¡t this
t¡ee be retaincd within
any future pro¡rocal at
lc¡st until lb st¡h¡s ir
tleÞrmlnetl.

ln conclurlon, provided
the co¡rstraints
Itlentfled in the rr:¡xrrt
are implcnrentsl il is
cnrsidered that
the thresþred flor¡,
fauna and ecologlcal
comm un¡tl€3 conslder€d
in this repo¡t ¡rc
unlilely to be

atl versely ¡fû¡cted from
thr: fuhr¡e rlevelopnrcnt
of thc silç.

e The developnrent
would no¡ have any
adveme impacLs on air
quallty

. 'l'he development
would not have rny
¡¡lve¡se impactg on
lVater Quality

¡ A $¡rch of ÂHllv[S
confirmcd thcrc orc r¡o
known ortef¡cts on sile.
It is envisaged thal a full
cultural heritaç
û$carmcnl would be
unde¡t¡ken on sita
should g¡teway
appnrval be x¡anted,

8. Quallty and Equity in
Servicee

QuaIity he¡llh" educ¡tion,
kgal,
rac¡e¡tion¡1, culturol ¡nd
community
development and other
Government
scrvice¡ ¡¡c acc¿'ggibþ

. Available aud acressible
setvtc€5:
> Do ader¡uaÞ servlc€s qllt?
> Àre úæy rt capaclty or Lr

somc e:r¡raclty avallable?
> Has Govemment planned
ancl budgebd for fudher
servicc provblon?
> Dcveloper fundine for

The¡e arc a range of
servicec ¡nd facilitkr¡
¡rvailable in B¡¡n¡ton b
nrvlce tlre exlsting
Village lnclurlittg (but
not ¡imated to) the
followin6

. 3 x primary
rhonLs
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rer¡uired sarvlcr
upgrade/ occcsa is ¡v¡il¡ble.

o 3t
chlldcrre/play
E¡uup cenErá

o 2 x doctors
surgsrles

r Br¡nxton Police
Strtlon

¡ Br¡nxton Fire
Brlgarle

r Br¡nxton Poct
CXfice

r tGA
Supormarket
and r¡ver 33
tetail sho¡x and
tight
engineering
workshops

. Milla¡ P¡rk
Sporting
Complcx
(athhtio,
socrer, Þnnio,
nelb¡ll, criclet,
playground,
bowllng gmens)

r Br¡n¡bn
Memorlal
Swiurrning Pool

o Branxbn Ovrl
(footbatl,
crkkel)

o Br¡nxbn Grld
Club

o Brânxbn
Communlty
Hall

. Bi¡nxbn RSL
¡ An8llcan

Church
. Methodlst

Church
¡ Dlanxton

Railway
r Hunhr V¡lley

Bu¡es
The gerv¡cs ¡r€
¡ufficia¡rt to c¿hr for the
llmlhl ¡ddittonal
population çnerahd
þ thedevelopmentof
this lend.
Notlvithe tandlng
Section 9l Contribudoru

77



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

would bc impos.rl a.r a

rcrult of any futurc
su[¡livísiort of lht lanrl.

Table 2 Sustainability Critu.ria (LFIRS)

Is the plnnning proposal consístent 'ruith tht íocal council's Comnrunity Strnfegic
Plan, or ollu¡ loctl struteglc planT
Sìngleton C<¡uncil is currently FreFflring a Crrmmunity Strategic Plan (CSt) as

required þ. the NSW Department of Lcrcnl Gor.emmcnt. lt is onticipatecl th.rt it
w'ill bc comph-.tcd by mid 2011

The Singleton L¡ntl Usc Strategy (SLUS) 2ü18 is lhe rclevant (ldoptcd artd
u.ntlorsed) local strahrgic plan undø which lhc proposal should be co¡uidr'rctl.

Although thc sit€ is not specifir:lly identifietl within thc SI'US, the untlerlying
intent of the planning propooal to re¿one the land for resiclential purposes is
consistent rvithin the following aims.rnd o$ectives of the SLUS:

þ) lo tusurc tle utttst t4t¡tpprinte nwl elfdett u* or nunagenrcut of hntl nr'/- niluml
fef{ iln:ts;

Commcntl Thc subjtrt site is locatctl crn the r¡rhan fridgc of the txisting East

Brauton village and is a prime canditlate area for urban e.rpansion Part of the
sitc is alrcady zonetl for rural rcsidcntial dcvelopmcnt and it doæ nol support ,r

viable and sustainrrbh-. agricultural unit. The intercific¡t¡on of the sltc for urbon
housing purposes would bc the most appropriate ¡ntl elficiont u.sc of thc lanr1.

(t: ) lo clo-ordiunt¿ ctononúc det;elopnenl so llutt llur¿ is opliruuu fln.l uqúnlilt trr)r.)rnir:
au¡I lrrial tercjl to he Io,ø,I connmnity:

CommenllThc rlcvelopment of the sitc. for urban housing purp<xes rvouhl
m¡ximise the econo¡nic retum from the suhlivision of thls pfoperty, generating
Section *l Contrtbutiont antl gmeral rate revenue, which Council woulil use for
the tre¡relit of the local communitv,

(d) lo eusun lhnt lfu enuironnenlnl im¡nct of dnvlopnrcnl is afuquaÞly asscss¿d,

including llw mnsiüemliot of nltenutlttus;

Commenh The envinrnmental impacb of the development will be clearly
investigated and cletailed subiect to n favourable Gateway determin.rtion The
preliminary investigations indicate that dre site can be developed without atlvr.rsc
impact on thc ertvim¡rnre¡u Preliminary ccology and lrushfirc invcstigations
support thin poslt¡on (Âppendlx 1 & 2 of supporting Orbit Planning Report). 'lht
proposal represents ¡ sound ¡ltemative to that tikely ttl be provitletl by any firturc
Fluntlee Nerv Town prop,os.rl.

(e) tolstnblish a ¡nlturn olbnnd fuwlopnvnl nnts ns a neans of:

(i) xptnlinginun¡nliltlcu*s;
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Commentt The siÞ adioirtr thc cxisting village antl rcprcã€nts a logicat expansion
for housing purposcs. 'l'herc is suffitimt physicral distunce and opportuniW for
Lruffer planting to altcvlate any potential conllict behryeen futurc housing on the
subjæt site and the ¡xrultry farm to the south of the site. It is noted that thc
poultry farm h¡rs co-txisted ät a gimilar distame to howcs within thc cxirting
village for rnany years without incident, It is envisaged that furthcr consideration
r¡f this issue would be underlnken following Galeway rletcrmi¡ration.

(i¡) rrinirnsing llu cost nnd cnvircnmentul intylal oJ úevelopment

Çsnuûg4LTlre subicrct sita adjoins the existing vtllage antl has accnss to existing
i¡rfrastructurc antl services, The sibe is largely frce of constraìnts and can be
develo¡xl with minimal mvi¡onmental imprct tt is intcndetl that Rcd House
Crcek wtll be protected throrrgh thc developrnenL Vegetalion along thc Cre.ek
will be retaincrl .lnd where appropríate enhanced (as dcbailed in the eccrlogir,'al

constraints report), The nraþrity of housing rvill þ confincd bo the existing
expanscs of clearcd l¿nd.

(äi) ruaxinizittgclfitìctny in tlw prooision ofulility, lmttspr| rtlail nndolfur
*,rtlcts,

CommnnE The proúmity of the sitc to tho ex¡"çt¡ng village provirles an op¡xrrhrnity
to nraxi¡úz¿ efficiency in the provisi<rn of uttlity services to the devetop¡ncnt, [t is
envisaged that the subþt site would be able to be serviccl by the existing
hansport and retðil services available in Branrton, ¡s lishd in T.rble 2

(j) lo progrcss dctulopmcnl ø on orderci nni xnnonic ilut,nt r,

Comment: 'ilre use of the subitrt site for housing purpøca makes efficient usc of
available infrastn¡cture and services and represents a logical expansion of the
existing villagc. Frst S¡¡¡¡¡16r¡ urbon ¿rc¡ hos expanrled steadily ¡n r€cent y€arr a9

a result of sinrilo¡ urban subdlvision tlevelopmcnts in lhe nearby Þalr.r.ood Road
and lvfcMullÌns Road vicinity.

Is the plannìng prcpoxtl consistml wltlt tpplicable slll'te enoímnmental plaming
polìcìesl

The Ame¡rding LEP is not inr-o¡t"si$te.nt wlth any appllcable state environmenÞal
planning poliry. Future reeidential rtevelopment of the rite has the potential to be
affe'cted by the following state envi¡r¡n¡mntal planning policie*:

State Envi¡onmental Planning Polþ (Building Sustainability lntlex:
BASL\) 2o0r
State Envlronmental Plaruting PolÇ (Exempt ¿nd Conrptying
Development Ccxles) 2fKß
State Envirunmental Planning Polþ (Rural t-an&) 2008,

Frrll ct:rwideration of the impacts of state enviro¡rmcntal planning pollcies will þ
considered at the development application stage- Discus-sion on the amertrling

a

a

a
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l.EP's cr¡nsistent with the rural principles unclcr SEPP (Rurnl Lancls) 2008 is
providetl below.

Is the plunnitry propoxtl consislent with tpplicabh Mín'aster¡ul Di¡ections (s.117

¡lircctions)

The lvlûristr'r fur l'lanning issucrl new directions tr¡ Counc'il's under x.ctíon I t7(2)
rtf the lïrviron¡nc'nt¡l Planning antl Assessmt'nt Act 1979, comnencing I Jull'2009.
The nerv rllrections that affrct thc. proposal are ot¡tlined below:

Dittttiott 1.2 - Rurnl 7,t¡n¿s

'fhc obþtivc of Dircrtion 1.2 is to protÊct thc agriorltural pnxluction value ¡.rf

rural la¡rd.'fhls rlirec-tion rrpplies when a council prepart'li r1 planning proposal
that ¿ffeùts land rvithin an cxisting or propor<{ n¡¡al zone (including the
alteratirn t¡f any existing rural zone boundary).

The Dircrtjon states that a plaruring proposal must:
. not rezone land f¡trm ¿ rural zone to ¡ residentinl, business, intlustrial,

village or tourist zone,
. not contain pruvisicrns rvhich rvill increase the permissible densily of land

within a ru¡al zore (other than lancl within an existing tor¡n or village),

The t{irection states that a planning proposal may be unLonsistent with the lL'rûLs D[

this direction only if Cotrncil can satisfy thc Dircctrrr{uneral rrf tho l)eparlment <rf

Plnnning that thc provisionr of lhc planning proposal lhat aru i¡rcturei¡tcnt art':

o justificd by a shatr.gy llt¡t ctrruidcrs thc obiective of this tlirrrctivc,
itlcntilics thc la¡rrl arrd is opprovxt by the l)ircctor-Cenerol, t'rt

o iustlfìed þ a study prepared in support of Lhc plannin¡¡ proposal, or
. is in ascorda¡rce rvith the relevant Rcgional Sbotcgy prepared by thc

Department, or
. is of minor significance,

Although not currently includct within the SLUS the lo'cation of thc site
imrner,tiatdy adjoùring the village of East Branxton cnablcrs sonre conrideratio¡r tr¡

be given to thc proprrcal on merit having regard to the threshold sustainability
criteria tbr devclopment sitps ouLside designated årea$, permitterl untler the
Lowtrr HuntÊr llu'gional Shate¿y. ln this regard an ¿rssesement of the site ngainst
this srrstainability criteria hru been untlerùaken ¡s detailed above. The proposcrd
site meetr the criteria and this planning propocal demonstrates there are minimal
constraints to development ¡nd the proposal rvould be of minor significance, ¡nd
tl'rat any incoruisterry with D¡rc\ctiùn No 1,2 is fully iustifiad.

Dircrlrr¡rr 7,5 - Rural Ltnís

The rr$ectives of Dire'ction 1,5 are to protect the agricultural production v.rlue of
rural land and facilitate the ortlerly and economic dcvelopment of ru¡al land.s for
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rural and relatcd purpcr&'c. This rlircction applics whcn a cou¡rcil prepares ¡r

phnning proposal th¡t affe'cts land within a¡t existing or propostrl rure I or
e¡rvironmcnl¡l protcction ¡x¡nes and when a planning propos.rl changes the
existing minimum lot size on land within a rurnl or environmental protection
zone.

'l-he Direction states that this planning proposal must bc consistent with thc Rur¡l
Planning Principles ltuted in St¡rte Environmc.rrü¡l Plaruing Policy (Rurat l.ands)
2008. 'the Rural Planning Prirrciplcrs ¿rre ¡s follows:

(n) lhe pronrclion arul pmtecliou ofop¡nrtuuilics for currcnl md ¡ntenlinl pnxluclil mil
sustaiutbl+ tt^ol¿.tuic rcliaitie¡ iil nûnl nnns,

(h) rntgniliott of tlrc im¡xtrtonu of ntml ktnils and tgriculhre nutl the chnngfug nalure
o.f ngricullun øtd of tænilt, lenmnls nn¡t issucs in tgricullurc in tlø aren, ngion or
5tnte,

(c) rcatl6at,ii'io,t ol the signifcnrct oJruml k¡nil u*s to the Slate and ntml counul:l.tli¿s,
includitrg tlu tlrcinl an.l .:cttnontc t enefts of ruml land næ nnd tløielopnrcnt,

(l) m planning þr nml Innds, kt lnlnnc¿ ilu scinl, uououic n¡!í cnrimnnrcnlnl
ittttttsls tf Ìhe twnntunily,

(e) llw ifuntifcntion anil Vntteclion of nnturnl ßrttrrn?$. hroìng regnrd Io nnfutnining
biuliwrsi$, llu protctlion of natiw rrgu&rlron, lhc imporhuu ol uabr e-frurl-¿s uJ.l
ønnid i ttg c ons I mi ¡ted lnn d,

(l) llæ pnrision of op¡nrhuúlicsþr ruml lifestyle, *tllenrnt nul ftotrsirlg thnt conlnbute
to llu srr,chl nni rcononictwlþe of runtl tttmtnunilies,

(g) the consiiemlion of imptcls on *ruiæs aud inlmslruclurc and appm¡trinþ lxutiott
whm proaiûitrgftr nml løusitrg,

(h) cnsttringnrrrrÌsÞncy u,ilh any op¡iittthle ngiourl sttfltegy oÍllv Deprtment ol
Pbnuing v nny ayylicable ltrcrl slmtegy culorwtl by lh¿ Dirtctot{'¿nerut.

'lha dlrection shaùes that a planning pro¡rrxal rnay be irronsistent with the tcrms of
this direction only if Council can satisfy the Di¡ector{eneral of the Dcpartnrent of
Planning that the provisions of the plarning proposal th¡t aro inctnslstenl are:

r justified by a shategy that considers the objerctíve of this directivc,
identifies the lancl and is lpprcved by lhe Dir¡¡ctor-Gcneral, or

. is of a minor significarrc.

The proposetl development has bcen ¡gs€ssed against the sustâinåbility criterín of
the Lower Hunter RegionalStrategy and is cunsidererl to tæ of minor signilicance.
The site comprisea grorer agritultural land that does not support suslainable
agtlcultural prrxluction. The site is located immedinteþ ndjacent to the existing
village and pres€nb a logical urban expansion opportunity. Rezoning lhe land lor
resiclential purposæ would rcrluce tlrc pre*rure on othcr more producÈive rural
land fn¡m beìng utilised for housing purpo$es. 'the planning pr<rporal will
provide ln opportunily f<rr new resitle¡tial land" and rloes not teduce the
avatlability of gùül ,rgricultural lancl.

It is considcred that any consistcncy with Dirt'ction No 1.5 is fully juntified.

Dirvction 2.'l - Emimt¡nrcnt Pmlection Zones
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The obþtive of thi$ dinrtion is to protcct and consc¡ve environmentally scnsitive
areas. To be consistc.nt with this Dircrtion, plannlng proposals must include
provisions that facilitate the protettion and co¡rservation of enviromcntally
sensitive are¡s.

Area.s identificd as bcing ccologicrrlly significant rvill bc addressed by the
arnenrling LEP rcquiring relevant DClt provlsion to be prepuretl for the
development of the site. Thc usr'ctf a c'onscrvation zone måy also be consitlered,

The proposal is consiclcred to bc consistent rvith thls Direction,

Diredion 2,3 - Heri/ngt Consen:nliol

The objectise of Dirc.ction 2.3 is to coßserve itens,.rreas, obiects and places of
envi¡onmental heritage significance and indi¡¡enous heritage signifkancr. This
di¡cction applies when a council prop¡r¡cs a planning proposal.

I'he Dirc¡ction sb¡¡te-ç that ù plonning proposal mu$t c{.)nta¡n prtrvisirrns that
f acilitatr' the cons¡'rvr ti<¡r of:

o items, placcs, buildings, wtlrks, relics, movcable r'lbler'b or precirrts of
cnvironme.nlal heritage;

o Aboriginal obicrts or Aboriginal places th¡t are prolectcd unde¡ thc
national Parks and Wildlife r\ct 199; and

r AboriBinal areas. Aboriginal obiects, Aboriginal places or landscapes
identifiecl by an Aboriginal herítag,e survey prcpared by or on l¡eh.rlf of an

Aboriginal Land Counril, i\botiginal bot{y or ¡rublic aulhtrrity anrl
providal to the relevant planning authrxilv, which irlentifies thc arca,
obier;t, place or lanr,Lxa¡ru as bcing ¡¡f ht'ritage significance to Aboriginal
culfure and peoplc's.

The direction states that a planning proposal nray bc incorrsist¡nl with thc terms of
this dircction only if Cour**il can.satisfy the Di¡r:ctor-Genernl of the Department of
Planning that:

Thc environ¡nc¡rt¡l or indigcnous lreritiage significance of the itr'nr, areas,
obiect or placc is cùnserved by erirting or dr¡ft environmcntal planning
instruments, legislation or regülations that apply to the land. or
'['he provisions of the planing proptxal that are inr:ortsistent are r.rf minor
signif icarrr.rr.

The planning proposal will not lmpact on any known item of enr.i¡onmcntal
heritage. A search of the Aborigtnal Heritrge Information Nfanagement Systcm
(AHIMS) confi¡med therc o¡e no knorrn ¡¡tefacls on site. lt is anvlea¿ctt tlr"rt a full
u-ultural hcritage asscssment would be unde¡t¡ken on sitc should gatcway
appmval bÊ BråntL.d.

It is ccrnsidered that the planning pruposal will be corsistent with Direction No.
23,

a

a
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Dircclio¡t 3.1 |l¿sidcnlinl]loues

The obþtives of this clirection are:
(a) to encourage a variety and choir.e of housing t)¡pet to provide for existing

and futu¡e housing nee.tls,

(b) to make effícient use of existing i¡rfrastruch¡¡e ond servicrs and ensu¡e that
nerv houeing has appropriatc access to infrastruchüe and serviccs, and

(c) to minimisc the impact of residcnti¡l cL.vclopmcnt on the environmcnt rnd
¡esource lands.

The pro¡xrsnl ls consitleretl to be consistent with ütis Dirtrtion,

Dí¡*clior 3.1 lnlegmting lLtnl LIæ md Trnns¡nrt

The olrþtive of this tlirection is to ensu¡e that urban shuctures. building forms,
land use locations, dcvelopmt'nt dcsigns, subdivision ¿nd strcr:t layoub achieve
tlre fol lowing planning objectivcs:

(a) improving añress to housing, jobs nntl st'rvicts by walking, cycling and
public transport, ancl

þ) increasing the choice of availablc Earuport and reducing dependence on
cars, and

(c) rcducing travcl dcmand irrluding thc number of trips generatetl by
rlevelopment and the dist¿nces hav€llxl, es¡rx'ially by car, urtl

(rl) rupSxrrting the efficient antl viable operation of public hans¡rort scrvic€s,
and

(e) providing for the efficient movcment of freight

Rcsidential development of thc subject site will irnprove the permaabiliÇ of the
existing street network for walking, cycling and buses.'Ihis also me¡ns access to
Brnnxton rail statir.¡n antl the Flunter rail corrldor. This allows for greater viability
of any existing and fuhrre public transport servicing tlrc area.

'['lre sitc provides rclatively casy accesa b thc largc cmploymunt provirlen within
the wine and coral lndushiqq that neceacitùæ belng lcrated cpnsiderable tliehance

frum n:sidential lancl uses. Large numbers of employees are ra¡uired to havel
trum lVlaldand, Newcaetle and Lake Mncquarie to ecrvict these industries and an
inL-r€as€ in available land within Branxton will assist in reducing the distances
tr¡velled for employ menL

Thcse issues rvill also be add¡e$€d in thc provisio¡rs of the DCP which will be
requircd to be p,repared- lt is therefore considered thôt the proposal is cc¡nsistent
rY¡Ìh th¡s Direction,

Di¡rrl¡o¡ 4,4 - Planningþr Bush Firc Protætion

The obiectjves of Dírertion,l,d arc to protect life, property anrl the ertvironn¡ent
from bush fire hazards, try discouraging the eetablishment of incompotible land
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ru.rcs in br¡sh finr pronc arc,ns, ¡nd to enco(¡ragc sound mana¡¡ement of bush fire

Prcìne <1rea3,

'fht tli¡ectivc, applies when ¡ Cou¡rcil prep¡res a planning poliua that will affect, or
is in pro.rimity ¡o land nnpped ¡rs buslrJirc prone. Thc subicct sitc is mapped as

coniaining bu,qhfirc atfectctl land antl o preliminaw Bushfím ¡\sscssmcnt Rcport
has bcan undcrt¿rkelr b¡' Newcantle Eushfirc Consulting (Âppendix 2 of
sup¡rrting Orbit I'lanning Report).'l'he ¡:teliminary àss€ssmenl ct¡nfirms there is

sufficient constr¿int free lanrl that could be utilioerl for resitlrntial hrrusing

Furpo$€c, with complying Asset Protection Zones (APZ's). tt has been

rlemorrstrated that the future tlevelopment of the site rvill be ahle to comply with
Planning for Buslrlire Protcction 2(X)ó antl any subsequent proposal for
subrlivision rvill t'e supp-rrted by a fu¡ther Bushfirc Prote'ction Àssessmenl"

It ls co¡sitlered that the lrn)po$ed rez.<rning is censistcnt rvith Dircction 4.,1.

l)ircrfi'or¡ 5. I I m ple mcn nlro¡r rrf Rr:gior¡¡l 5l rulcar:cs

'[he obþctive of this direr.'tion is to give legrl cffr.ct to the vísion, la¡rd use strategt",
policiux, outcomes ¡nd ¿c'tiorrs conlainctl in rcg,ional stratcg,icx.

Tlre prcpoeal is con.,¡istent with thr' l.owct Huntcr Rcgionrl Strategv (srle

Relationship tu Strategic Planning Framervork s('ction ah.lve), coruistslt with this
Dircction,

l)iucttor o.l tlppro+nl nml n:fnnl Nqutrtrntcttts

The objc'ctivc of this tli¡cçtion is kr ensure that LEP provisions encouroge the
eff i¡.ic.nt ¡nd appropria tt assessmen t of developmenL

'[hu- Pl¡¡mi¡rg Proposal will ¡rot rcquirc thc co¡rur¡enc1., csnsultation o¡ ctrn_scnt of
it rninliÞr or public authority, consi^st€nt with thiç Dircvtir:n.

L)ir¿clíon 6,J Sile Srl.lrifc Prousiors

Objectire
'Ihc obja'liw of tltis dirxlio¡t is to dixwtntgc urll.ec¿sî.trily ¡rstr¡ilirç sÌle s¡r'r:ry'c

planningmulmls.

No site specific planning controls are propos*|, co¡rsistcnt with this Dire cH<¡n.

3.3.3 Section C - Envíronmental, social and economic lmpact

Is lherc my likellhooú ilnl criüc¿tl hø'blhtl o¡ thre¡lcnrr,l specles, ytpulutlons or
tcological comnrnitics, o¡ thei¡ habltats, tuill bc adoercely nlfected ds d rcsfllt oÍ
the prcposøl?
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Thc location of Etrtlangerer.l Ecological Communities on site is rlepictetl in
Âtlachment 5.

As dirrussed irr *¡ctio¡r 3,3.2 ¡bovc ¿r prc¡iminðry Ecological Constraints Shrdy has

been untlcrt-dken by Wildthing Corrsulting antl is included in full in Appendix I of
the supporling Orbit Planning Repcrrt, '[he conclusions o[ thls sludv are tlctailed
as follows:

'I'ln Ctnlnl Hunt¿r Sunnp û* Forusl (CHSOF) lound nwslly tulhitt tlp nprrinn uens
or¡ sile is co¡rs¡! tenl n¡ith tlrc EEC Snuuup Onk Flwtplnin F'or¿sl, fltc urulerskvvy tf lhis
øsr-errrblrrgv is usunlly s¡nr* hut ttws lrcwily ditludud in ¡nrls dttr. lo gmzìng nnd lhe

preuúucx o-f ruvùs. Ihc wajorìty ol t[r:s øsselråla¡e is tocnle,rl wilhin the l:100 1ylrar fml
ønc u¡h¿n" butldiug coustminÌs nlrndy eist. Arms of CHSOF ttrcatal outsitle of the. laxl
nne shoukl nlsobe presenwl or inmrptratal i¡ttct llu lnndwtptngof nny !úurc
ilr,whrpnwnt.'flttwf¡,ning pnrrrsses irrrpnclirtt ury,t this countnitv on silc ittclude ll¡¿-

ìnwsion of Lnúnn cannro (Inntnna) und Oleo ewvpm ssp. clts¡lrùlln (Aþiuut Qlitr)
lnlh of ruhich toill næd tobe tonlmlt¿il ilrringuml nfct nny filurc íørvhtpntutt-

'l'lut Fttnlinl unstntclion oln rwd and bridge across Rerl Hopse Cræt is likly lo ret¡uire

llu rcn¡rnnlof a snall nntounl of EEC wgetnlion, C*wmlly llc rcnuwl of ut utmof an

EË,C rtquires rtplar*ncnt il n rnte ol4:l (t',g. lln rcvgeûat¿.ion site or r¿vlrrv.l elvtulvn:
jr cury llu rcnoætl), It is nntici¡ntetl llnl anv cleariug þr bridges and ruotls nwuld k
núninul nnd üt¿tt 'n,uld lrc antple xoy lo mugefnfe n¡ithin tlrc outlined crcek bufvr

tltt isololtd trur" Ioenlei nlong lhc easlent tønndnry lmtl brtds corrsisl¿'nf ruith Eurrilyplus
cnntahlulcnsis (Riwr Red Cutn) which is líslcl ns an enúmgereú ¡apnhlion in lha liw¡ter
Valla¡Tlrc træ rcas wn,snnl ns if rs isr¡f¿te¡l on a hill outny frou llu u¿.ekliw ¿rllcl¡ is
generally tltc hy¡titil lutltilt, Ítr tftis spur:ies. Th: lmacs ¡¿¡:rn nlso nurclt wulct llmn u.lw| is

lypicrl aud uroy lte a hybrid of lltts s¡rries. Frrrtlc r *nrples tolæn llrc trye ìs in fmtw nny
fu m¡uired to confnn IIe Twiesof the lre, lf i¡ rmunntendel thal lhis lrælre rr.tuined

ruithiu n.ny futttrc ympottl rt iur''f ,,nhJ ils stll¡ls is drlcnñilal

Þ\hilc no thttnlcrcd species weru rirconled on site rluring lhe hrief site ins¡vclion, trf lhc J6
threalened sVcies c¿nsitkrel in lhis rvy.trl,25 trcte nnsidcrud trr åolr ¡nlcntial lnhital
rtwurces of nosllv lotu qnulihl tu'mss llu site. TÍ¡c renunvl ol ægetalion on sile umy be

sr'r,r, rrs ør, i¡trrrntentnl úrcliue ol Inbitnl in the IæaI oæn, As ilv lnbital nltrihules þund
on siÞ nrt quile lítttiÌ¿t| nnd tvtunøn in lhe locl,l aren the rÞtvloptttent ol the sitt is
unlikly to ¡vsnll in tl'r- loss of a uiahle lu'al ¡xrpulnliott ol nuy ol tle tftnut¿ned s¡rrtes
oonsilcnd in this nytrl

Co¡tsitþmtion olStnÞ Enoi¡vnnrr;ntnl Plnnning Policy 4.1- Koalø llnbitnl I'rotectiut,
ifuntifal tløt th¿ srfe rftvs rof tt¡nslitul¿'ltolenlhl Kutltt Habiltl'nnd lhis ¡nlial is

utrlilely to plncr- nny aiiit¡ìtrrdl (:onsrmi,tls n¡nn lhe pro¡nml.

Corrsìrf¿mliors lmw fuen gircn to lhe Conunonu,allh Llntimnnunl Prutætitnt ond

BiulitusilyConsenstùm ([PBC) Act ty)9. IIttwçúete¡nthtedllmlannlterofNalionnl
Entirunnenhtl Signifrnnce ruas unlilely lo in¡nsr any adilitionnl constminls on llrc
pto¡xtxt rczoningof lhe sile.

Consid¿mliut lr¿s ¡lso lærr girvrt to the l'\'nle¡ lvttnagentenl Act 2M0. Tlw ¡nleutìnl
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rt.tttsl¡utliott of t nail twl bnilge nr:nrss &nl flor¡sr' Cr¿'¡t rrrill rtryûre npymuil lnm llrc
NSIVf)c¡yrrlllul of lMtler nnd Energ¡. It llrns detennitrcd lhnl R*l Houæ Crer&ts likly
kt reqin n 30u tvgL'ttttul ltnfler ntil n wgtlutiun nmrtgenu'ttt ¡thn tt¡ rlsurc pntltt'tiut
of lfu ri¡nrian :one.

In ùtntlusit¡tt, pnwid*l llw ctwslntinls itttrtliful in Lhis rt:pttri trc iw¡leuenl*l it is
rt¡nsiú¡rtd lltal lltt llt¡trtltned flont, lituna rrttd crnlngir-l/ tunnnuntlies co¡saünd i¡¡ lJrrs

n:ytrl n¡¿ unlùdy lo lc adwrstly ulf*tul lrom lle ftture ilcwloynrcnl tf lhe siltt,

Ãre there dny olhü likely etmironntntal elfects as ø result of the planning
propo*rl rnil how tre tley proposetl to be nurntgcú?

As distlssed above the site rs bushfire prone antl a preliminary Bushfire
,,\sscssment Report has becn undcrt¿ken þ Nervcastle Bushfire Consulting
(Âppcndix 2) to support this planning proposal. The prelimin.rry ossessment
lrrnfir¡ns thcrc is sufficicnt consLr¡r¡nt frcc la¡rd that could bc utiliscri for ruridc¡rtial
trrrrrsing purposas, with u'olnplying r\ssct Protoction Zonr:s (APZ's). lt h,rs bccn
dcmt:nntralcrl thnt thc futun.clcve'ltrpmcnt of tho sile will be ablc to comply rvith
Planning for Bushfire Ptote<:tirrn 200ó and any subsequent pro¡rsal for
sutxlivision will be sup¡nrtcd by a further DushÉire Prcrtectirrn Ass$sment.

The site is also likely to be subþt to localised flooding from Red Flousc Creek.
l'he axtcnt. oi flood alfct'tation Ls, horvr:vcr, limited to the width of thc ripariirn
zonr- ¡rr¡l woulrl not further ¿ffcct thr-. develrrpmcnt potential of the sitc.

lloru has thc pltnuíng proposul tdtquntely ndilrassed tny soclal ond economle
etþcts?

lho planning prc¡rosal has consideretl the silcs potenlial for aboriginaf cultural
heritage and the AHllvtS searchr".s confirm there ¡re no known ¡rtefacts on site.
Further lnvestlgatlt.rn crf thi¡ issue rvould þ undt'rtaken should the g,atewly
approval txl granttrl. The planning proposal hiu also givon ctxrsirlcration to
inboclucing an altemative sourçe of residential lantl in the Branxton .rrea, s€pdr¡te
to that which may br provided ir'¡ lhe futute by Huntlee New Town. It is in the
i¡rtcrast of thc public to prnvitlc conr¡retition in ürc market for rcsidential la¡rd
which provitlct cholce ¡nd rlrives rlown priccs.

33,{ SecHon D - State and Commonwealth lnle¡ests

Is thcre niequate publìc lnlnutructnre lor the plnnning pmposol?

The site cu¡renlly has vehicle .rccess from Dalwood Road and Pregton Close and
Iuturc conncrtions to thesc roads would be achiev¡ble, A preliminary sr'rvicin¡,
cnquir¡, to Huntcr Water confirmcd tlnt altlrou¿h not a prioritv developmenl site
upgritllng works lo the rvâter supply irre srheduled for 2{tl{/2015 rvhiclt would,
subþt t(ì a water servicing shaÞgy, provitle the nxessary capncit,v for the

developmenL In regartl to wastewater upgtarle works rvere schetluled for
2010/2011 and, subiect to a rvastewater servicing strategy, there wcruld tre capaci$
ín the system to service the proposc.tl clcvelo¡rment. Fooþaths would be pnrvidcd
to e¡ìsurc a pedcstrian lirk to the cxisting viltage. lt js corsitlercd that lhc
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planning proposal would not place unreason¿ble aclditional dem¿nds on available
p ublic inf rastruc hr re,

What Bn lhc uieus ol State uul Co,ønrcnlø.rnlth public anthoritìes consult¿d In
acconlsnce u,lth the gaterwy úeìenninnllou?

A response to this SecHon can be provided following the gatervay determi¡ratio¡r,

3.4 Commtrnity Consult¡tion

Thc gateway dctern'rin¿tion rvill spc'cify the e'ommunity consultation requircmcnts
fo¡ this planning proposal.

4. Concluslon

It Ls considerrxl lhat tlrc l¡nd thc su$c--t of thi.s plannin¿ progrsal ¡s su¡tablc for
reeoning for rtrsidcnti¡l housing purpoerrs. 'lhe following kev issues are
highlightcd in su¡rport of this position;

.fhe 
land was in<lentifietl uncler the Drnft Lower Hunter Regioruú Stratery as

having pcrtential fcrr u¡ban <levelopmcnt þvithin 3km of existing railway
station);

a

a

The lancl is not cnnstrainetl by virtue of coal tle¡rosits;

The lantl has act'ess to existing infrastruchrre anrl viltage sen'ictt ¡nd
provitles a logical urban expansion for East Branxhon Village;

The rceoning antl r¡Itimate <levelopment of the lantl will assist in the short
term urban planning for East Branxton, ancl provide.ln ôltemåtive choicc for
future purchasers of la¡rd wishing to construct famity homes t'ithin the
Singlctrrn LGA, closc Lo Br¡n-xton Village shops, schools.rnd train slation;

Thc l¡nrl can bc servicetl by infrasìructure ¿ntl utillty scrvit'ee, (su$ec't to
implemenlation of a s¿rvicin8.slrûtcBy),

'l'he land has minim¿l L-onstrâinh to developme¡tt in rclation to c'cology,
crrntaminatio¡r, Itytlnrlogy, antl bushfire ho¿arrl. lt ls noÞd th¡t tletailtrd
spec'ialist stutlies will need hr be preparcrl ftrllowing gatervny tleturmination,
however. preliminarv investigotions indicate any issues could be readily
¡ddressed through det¡iled investigation and dsign at the subdivision stagc
of devclopnrent;

Thc properfy is subþt t¡r lor'alised flooding only (not wiùin thc l:lü) year
flood ¡s rnâpped) ¡nú does ¡rot comPrise good quatity agricultural land;

'Ihc property Lç not of sufficie¡rt arca (1ó.19 hc'ctarcs) bo form a viable
agricultural unlt capable of su¡rportin6, susbai¡rablo agrir,'ultural prorluction;

a

a

a
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The land ie elevaterl, har a good asper't and a high vl*ual antenity;

The proposal would provide a supply of residential l¡nd, sepa¡ate to the
Huntlee Nerv Town proposal, cncouraging competition in the ma¡kct place. It
is nobed th€l thc SLLIS do€s nol currcntly identify any ncrry ¡tsidcntial l¿nd for
Branxbn other than thc Huntlec New Town pmposrrl;

'lhealtemative development opt¡cm of prorrading wilh rual r¿rsidential

rczoning an¡.| subdivis{on h¡s been considerod but would not be viablc, givcn
the e¡drnated low lot yield and assxlaled development cosls. Urban
residential rezoning rvill enhanq: and confirm the econom¡c and soclal
be¡efits to the community; and

The landowners a¡e committetl to proctccling with the tlevclopment âdr soon
as all reþvant planning issues a¡e resolved an¡l have the resources to bríng
this developmort on to the market at the e¿rliest opportunity.

a

a

a
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