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The lar-rd is zorred'.1(C) Rural Srnall Flolcirrgs Zone','l0lntensive Aqticultura't /ore' anci 'l(s) Small

Farm Zone'under tlre Scone [oc¿l ErrvÌronmental Plan (tEP) 1986 Tlre Plannìng Proposal specifically

relares to the area zoned l(C) Rural Sm¿ll Holdinqs Zone, which conrprises arr area of ap¡:roxirnately

l94l¡a.

Location and Site Description

Tire sìte is located a p¡troximately 4knr soutl-r east of the Scone Town Centte a nd fronts Gu ndy Road to

the rorth ¿nd existirrg rural properties to the easI, sotith ¿nd west.
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Subdivision Proposal



PART 1 - OBJIECTIVES OR INTENDED OUTCOMES



PART 2 - EXPLANATION OF PROVISIONS

The objectives and intended outcomes of this Planning Proposalare to be achieved by inserting site

specific minimum lot size standards into Scone LEP 1986. lt is noted that the Upper Hunter Shire

Council has not substantially commenced preparing a new Council-wide LEP under the Standard

Tenrplate, and therefore, anrendment to Council's existing LEP is proposed. Notwithstanding, the

proposed minimum lot sìze standards will be easrly adaptable to the new Standard LEP Template

format when the transition to the new format occurs.

Theruralresidential landlszoned"Nol(c)(Ruralsmall HoldingsZone)" underSconeLEPl986.Clause

11 of the LEP imposes the followinq mlnimum lot size standards for land zoned No l(c) Rural Small

Holdings Zone:

I I Subdivision of land within Zone No I (c)

(l) This clause applles to land withln Zone No / (c).

(2) The Councll shall not grant consent to an applicatton to subdivide land to ttthich

thts clause applies unless tl¡e area of each allotment created by the subdiviston

willbe;

(a) not less than 4000 squdre netres, for allotntents with on-slte disposal of

liquid nrastes, or

(b) not less than 2000 square netres, for allotments to be served with d common

s ewâ g e d ispos a I sys te m.

The rural residential development at Gundy Road will not be serviced with a 'common sewage

disposal system' so a minimurn lot size standard of 4000m' applies.

The 4000m2 minìmum lot size is significantly below the minimum lot size being adopted for the

Gundy Road rural residential subdir¡ìsion for varìous reasons discussed later in this report. Accordingly,

the establishment of site specific development provisions to control minimum lot sizes for the

development is sought.

Scone LEP 1986 includes a schedule that contaìns site specific development provisions for certain

land within the Upper Hunter Local Government Area, which is identìfied as'schedule 6 Special

development provisìons'. This enables the ability to establish specific mandatory development

standards and land use requirements for certain parcels of land.
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Accordingly, it is proposed to introduce nrinimum lot sÌze starrdards into Schedule 6 of Scone Loc¿l

Environmental Plan 1986 as follows:

Schedule 6 Special development provisions

Column I
Desplte the minimutn lot stze requirements

in Clause / / of this plan, subdlvision of land

for Rural Residentidl purposes is to have a

minimum lot sbe of 4 hectares.

Column 2

Part Lot DP 405632 and Part Lot /02 DP

/ 146645 at Gundy Road, Scone as showrt

edged in heavy black on the ntap marked

"Scone Loca I Envtronmental Plan / 986

(Amendment No #)'l

ln accordance with an amendnrent to Schedule 6 of Council's LEP, the zoninq nraps will need to

identify the land subject to the proposed mìnimurn lot size standards as follows:

Environmental Plan 1986
Amendment No #

Scone
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PART 3 _ JUSTIFICATION

Section A - Need for the planning proposal.

1 . ls the planning proposal a result of any strategíc study or report?

This Planning Proposal is minor in nature and is not the result of any strategic study or report.

However, the proposal is consistent \,vith the Upper Hunter Land Use Strateqy, which has been

approved by Upper Hunter Shire Council and endorsed by the Department of PlarrnÌng and

lnfrastructure. More detail on the proposal's consistency is dìscussed in Sectìon B of this report.

The proposal ìs consistent with the detailed site investigatìons and reporting that has been

completed ro support a Development ApplìcatÌon for the rural residential subdivisìon of the subject

sìte. The reporting incluoes investigatrons into the followìng:

Traffic and Transport

Flora and Fauna

B u s hfire

Rrparian Ecology

Archaeological and Cultural Heritage

Soil and Salìnity

The detailed report¡ng on the proposed rural residential subdivision associated with tlre subject site

confirms the suitability for subdivision the site into 39 allotments ranging in area between 4 and E

hecta res.

2. ls the planning proposalthe best means of achieving the objectives or intended outcomes,

or is there a better way?

The proposed modification sought in this Planning Proposal is the best means of achieving the

objectives and intended outcomes. There is no other more appropriate statutory mechanism to

implement site specific minimum lot size standards for the proposed rural residential allotments. For

example, standards ìn an LEP will override minimum lot size standards imposed through covenants

on Land Titles.

As Council's LEP is specifically intended to control land use and establìsh principle developrrent

standards, an amendment to Scone LEP 1986 is the most appropriate means to establish minimum

lot size standards for the proposed rural residential development at Gundy Road.
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3. ls there a net communit¡r benefit?

Net Community Benefit Evaluation Criteria
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i Net Community Benefit Evaluation Criteria Response
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, Net Community Benefit Evaluation Criteria Response
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Section B - Relationship to strategic planning framework.

4. ls the planning proposal consistent with the objectives and actions contained within the

applicable regional or sub-regional strategy (including the Sydney Metropolitan Strategy

and exhibited draft strategies)?

Coal Resource Development Potential Plan
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5. ls the planning proposal consistent with the local Councíl's Commun¡ty Strategic Plan, or

other local strategic plan?

The Upper Hunter Shire Coulrcil has prepared a Land Use Strategy to inform the preparation of its

new Standard Template LEP. The Planning Proposal is consistent with the Upper Hunter Land Use

Strategy (LU5), which has been errdorsed by the Director General of the Department of Planning. The

LUS identifies rural residential areas throughout the Upper Hunter Local Goverlrment Area, including

Gundy Road (Area H).

The LUS notes that appropriate rnÍnimum lot sìzes need to be considered for the subject site'havÌng

regard to environmental constraints and the potential for water and sewer servicing'(P34). As a

Developrnent Application containing a surbdivision plan and associated development investigat¡on

studies, which has been lodged with Council for determlnation, appropriate lot sizes have been

determined in accordance with envirormental and servicing constraints of the site. Therefore, the

proposed minimum lot size of 4ha has been considered in detail prior to preparing this Planning

Proposal.

The LUS states that tirere are three broad types of large lot/rural smallholding forrns of development

in demand (P55), as follows;

Lot Size Range

4000m: - 2ha

Description

Urbarr fringe, gerrerally ìn estates adjacent to an urban

area with services such as sealed roads, water and

reticulated sewer.

2ha - 1Oha Comprising residentìal use wlthin a rural environrnent,

generally close to a lown and with some services.

Primarìly residential in use, but where small scale agricultural

activities are ¿lso carried or-rt.

1 Oha - 40ha

The subject land and proposed mìnimum lot sizes is consistent with the 2ha - 10ha types of rural

residential development as the site is within a ruraI environment and generally close to Scone and will

have connection to some services. Whilst the current zoning would allow lot sizes down to 4000m2,

the site is not located on the urban fringe of Scone and connection to sewer services is not feasible.

Therefore, the delivery of the smaller type of residential development (4000rn2 - 2ha) at the subject

site is not an appropriate form of development. Accordingly, the proposed inclusion of a 4ha

minimum lot size for the subject site in Scone LEP 1986 will result in a land use that is more consistent

with Council's LUS.
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The LUS rdentifies that there is'lrttle current supply available'for rural holdings of 4ha to lOha and

that a key land use and planning issue is the 'provision of additional land for large lot residenti¿l and

rural small holdÌng development rn appropriate locations' (P56). The establishment of the 4ha

minimum lot size for the site will ensure the early delìvery of suitable rural resìdentral development at

an appropriate location, which is consistent with Council's LUS.

A key strategic directton irr the LUS relating to rural residential development in proximity to Scone is

to 'ensure that future urban growth options are not constrained by large lot residential and rural small

holdirrg development'(P63). lrr adcliiion, the existing subject site (Gundy Road H) be irrvestigated for

small rural iroldirrgs purposes with regard to'potentÌal for water and sewer servicing' (P64).

The proposal is consistent with these strategies as tl-re development site will not inhibit the future

urban growth of Scone and the site has been investigated for water and sewer connections. The LUS

identifies the 'Scone South East Residential' investigation area for urban growth, which conrprises

Stage 1 and Stage 2. Stage I identifies an area that is suitable lor residential development within the

next i0 years. Srage 2 is identified for development after the '10 year períod.

Stage 1 identifies an approximate overall lot yìeld of 250 to 350 residential allotments and has been

zoned for residential purposes srnce the LUS was finalised. This area has not been developed for

residential purposes as yet but will form the rnain growth area for Scone for the next 5 to l0 years.

Stage 2 has not been zoned but contains more than adequate land to accommodate the urban

growth of Scone beyond the 5 to 10 year timeframe. ln light of the above, the establishment of a 4ha

minÍnrum lot size for the subject site ls consistent with this strategìc dlrection. ln addition, there is

adequate short term and long term supply of new residential land available in Scone.

The provision of water and sewer services for the subject site has been comprehensively rnvestigated

as part of the subdivision pro,posal prepared for the site. Provision of sewer services is not feasible and

reticulated water services are available. Given that no sewer services are available, the proposed larger'

allotments of 4ha are rrìore suitable and appropriate for the provision of onsite sewer disposal for

each residence.

The Planning Proposal Ìs enlîrely consistent with Council's LUS and the proposed nrir¡itnum lot size

provisÌons for the subject site will result in development that is more consistent with the LUS.
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Section C - Environmental, social and economic impact.

8. ls there any likelihood that critical habitat or threatened species, populations or ecological

communities, or their habitats, will be adversely affected as a result of the proposal?

The Planning Proposal is of minor significance in relation to critical habitat or threatened species,

populations or ecological comnrunities, and therefore, does not adversely inrpact on any

environmental values or m¿tters of environnrental significance.

Notwithstandirrg, an ecologìcal and riparian assessment of the srre has been undertaken as part of the

site rnvestigations for the Development Application for the rural residential subdivisiol-r, wlrich is

currently being assessed by Council. This assessment has identified tlrat tlre site mostly comprises

degraded woodland species, with some mature scattered patches of native vegetat¡on

(predominantly NJarrow Leaved lron Bark and Grey Box specìes). The ¿ssessment outlines that no ateas

of vegeratlon match the criteria of any Endangered Ecological Communities and that no thleatened

species, communitles and/or populations of any flora or fauna species were recorded onsite

The assessment also confirms that only one of the three perennial watercourses that have been

previously identified onsite has any value as a rìparian zone, r,vhich ìs located within the south-east

corner of the rural residential development site. The report recommends that a 10m wide "Core

Riparian Zone" (5m either side) be provided along this drainage line.

The assessment confirms that the site is suitable for the proposed development frorn an

envÍron mental perspective.

9. Are there any other likely environmental effects as a result of the planning proposal and

how are they proposed to be managed?

The Planning Proposal does not impact on any environmental values or matters of environmental

significance, and there are no other environmental considerations relating to the proposal.

Accordingly, there are no likely envìronmental effects that could resuli from this proposal.

10. How has the planning proposal adequately addressed any social and economic effects?

The Planning Proposal is of minor sìgnificance in regard to the social and economic effects of the rural

residential development.

Whilst the rural residential development associated with this proposal could be approved regardless

of the outcome of this proposal, the proposal will ensure a level of development that is aporopriate
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for ihe rulal character of the localrty, serr¡ic ng capacities arìcj tfìe ¡rrcxinrity to the Scr¡¡e service

centre.

The associated rura residential develolrnrent will cre¿te qreater housing opportunÌtÌes for Scone

without having a signiiìcant irr-rpacr for new services and generate economic ¿ctivity during

construciion. lt will also build capacit¡r wtlri¡ the local comrruniiv to sulloort im¡--.rorred lifestyle

diversity, economic viaolliry and social activity and op¡rortu-rrty,
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Section D - State and Commonwealth interests

1 1. ls there adequate public infrastructure for the planning proposal?

Tl-re Planning Proposal will be of minor significant in relation to public infrastructure setvicing

requirements. Notwithstanding, detarled investigations to corrfirm that adequate levels of servicing

ìnfrastructure can be provided to the subject site has been undertaken as part of the subdivision

applicatrorr Thrs has included the provìsìon of reticulated potable water supply and electrlcity

connections Tl¡erefore, adequate lnfrastructure has beer-¡ already been demonsirated for the

proposed rural residential development assoc¡aied wìth this proposal.

'12, What are the views of State and Commonwealth public authorities consulted in accordance

with the gateway determinationT

Given the minor nature of this Planning Proposal no State or Commonwealth public aulhorities have

been consulted
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PART 4 - COMMUNITY CONSULTATION

The Planning Proposal s consioerecl to be "low irn¡ract" ¿s it is consisterit nrit-h surrounding larrci uses

and the straieç;ic planrring fTamr,:r.,vork, ancl presells no infrastructure issures Ar,cordirgly, ¿rr

exhibiiion Jteriocl of the Plarlnirq Proposal docunrentation sroulcJ exÍenci for a rraxinrunr of 14 cJays.

Com..rrunity consultatÌorr will be coríl-nenrecl bv giving notice oÍ tlre pul.llic e::lribition of the Planning

Proposal:

I in a nevrs¡--rape r th¿t circulates n rlre area aÍíectr.c b¡r 1¡,6 Plarrning Pro¡rosal;

2. on the Upper'l-lunter Shire CouncÌlwebsii¿;ai-ri

3 in vyr itrng to ¿djoini¡q lanrlowneTs
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Attachment 1

Subdivision Plan
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