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THE PLANNING PROPOSAL

1.1 SUMMARY TABLE

Planning Proposal

Neighbourhood Supermarket (maximum GFA 650m?) as an Additional Permitted Use

Site Address Bloomfield Medical Centre

1517 — 1539 Forest Road, Orange
Lot/DP Part Lots 1 and 4 DP 271257
Land Owner James Richmark Pty Ltd

Existing Planning Controls

Local Environmental Plan: Orange LEP 2011

Land Zoning

R1 General Residential

Floor Space Ratio

Not applicable

Land Application

Not applicable

Height of Buildings

Not applicable

Minimum Lot Size

Not applicable

Land Reservation Acquisition

Not applicable

Heritage

Heritage Item in vicinity

Additional Permitted Uses

None identified

Obstacle Limitation

Not applicable

Drinking Water Catchment

Not applicable

Terrestrial Biodiversity

Not applicable

Watercourses

None identified

Groundwater Vulnerable

Yes

Urban Release Area

Not applicable

Flood Planning

Not applicable

Slope Constraint Area

Not applicable

Proposed LEP amendment

A neighbourhood supermarket is not permitted in the R1 Zone.

It is proposed to amend Schedule 1 of Orange LEP 2011 to
permit a neighbourhood supermarket (maximum GFA 650m?)
as an Additional Permitted Use on the subject land.

Supporting Documentation

Annexure A:  Land Plans

Annexure B: Draft LEP Map

Annexure C: Economic Impact Assessment
Annexure D:  Traffic Assessment

Annexure E:  Site Master Plan/Concept

Peter Basha
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1.2

INTRODUCTION

This Planning Proposal (PP) seeks to amend Schedule 1 of Orange Local Environmental
Plan 2011 (the LEP) to permit a neighbourhood supermarket with a maximum gross floor
area of 650m? as an Additional Permitted Use (APU) on the subject land.

The subject land is part Lots 1 and 4 DP 271257 at 1517 — 1539 Forest Road, Orange.
More specifically, the subject land is identified within Precinct 1 of the Bloomfield
Medical Centre masterplan.

Pursuant to Major Project Approval (MP 08 _0232) Precinct 1 has been approved for
Health Facilities and Retail comprising health facilities such as pathology, medical
imaging, medical suites, chemist and the like; as well as retail activities, including a
convenience store; newsagent; hairdresser; shops; restaurant; and takeaway food and
drink premises. The approved floor area breakdown is as follows:

e Health facilities over 3 tenancies with an aggregate area of 3,062m?>.

e Retail space over 12 tenancies ranging from 102m? to 293m? with an aggregate area
of 1,791m?

Stage 1 of the approved building has been constructed.

The purpose of this PP is to allocate part of the approved retail floor space for a
neighbourhood supermarket with a maximum GFA of 650m?. The amount of approved
retail floor space for Precinct 1 would not be increased. The balance of the already
approved GFA for retail space (i.e. some 1,141m?) would be shared across other
convenience shops within the approved building and may include a newsagent, bottle
shop, takeaway food, bakery, fresh food and the like.

The intention is to offer convenience to local workers and residents but not detract from
the Orange CBD as the principal retail centre. An APU that limits a neighbourhood
supermarket to a GFA of 650m? is the most appropriate means to achieve this.

This PP has been prepared in accordance with Section 3.33 of the Environmental
Planning & Assessment Act 1979 (the Act) and Local Environmental Plan Making
Guideline (DPIE 2021).

A Gateway determination under Section 3.34 of the Act is requested. It is acknowledged
that the Gateway determination will confirm the information (which may include
further studies) and consultation required before the LEP can be finalised.

Peter Basha
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The PP structure is outlined in the table below.

The Planning Proposal | This part of the report provides an overview of the proposed APU;
describes the subject land; outlines the existing LEP provisions; and
explains the vision/concept.

Part 1 Provides a statement of the objectives and intended outcomes of
the proposed APU.

Part 2 Provides an explanation of the provisions to be included in Orange
LEP 2011 to enable the proposed APU.

Part 3 Provides justification for the proposed APU, having regard to
strategic and site specific merit; and the potential environmental,
economic, and social impacts.

Part 4 Provides existing and proposed LEP mapping (where relevant). In
this case, APU mapping is required.

Part 5 Details how consultation is to be undertaken.

Part 6 Details the projected timeline for the PP

Peter Basha
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Proposed Neighbourhood Supermarket (maximum GFA 650m?) as Additional Permitted Use
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1.3 THE SUBJECT LAND
Location

The Bloomfield Medical Centre site is located at 1517 — 1539 Forest Road, Orange
approximately 3.5 kilometres to the south of the Orange CBD and immediately opposite
the Orange Health Service (public hospital).

P TS
"'h!;a

SUBJECT LAND
FOR PLANNING
PROPOSAL

BLOOMFIELD
PRIVATE HOSPITAL
SITE

Site Description

The Bloomfield Medical Centre site is within Lots 1, 3 and 4 DP 271257 and SP 100937.
It comprises a total area of 6.67 hectares. Land plans are provided in Annexure A.

Peter Basha
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The subject land for this Planning Proposal is Precinct 1 of the Bloomfield Medical

Centre masterplan (outlined in red below). It is part of Lot 4 DP 271257. Precinct 1 has
an area of approximately 1.58 hectares.

------ \
CHILD CARE CENTRE A

PRECINCT 3

For context, the Bloomfield Private Hospital Site is summarised as follows:

Precinct 1 has Major Project Approval (MP 08 0232) for Health Facilities and
Retail. The building within Precinct 1 has been approved to accommodate health
facilities such as pathology, medical imaging, medical suites, chemist and the like;
as well as retail activities, including a convenience store; newsagent; hairdresser;
shops; restaurant; and takeaway food and drink premises. The floor area breakdown
provides 3,062m? for health facilities and 1,791m? for retail space. Stage 1 of the
approved building has been constructed.
[ ]

Precinct 2 has Major Project Approval (MP 08 _0233) for the Private Hospital (a
12,630m? tower building) and Medi-Motel

(82 rooms plus function/restaurant
area). These buildings have been constructed and are in operation.
[ ]

Precinct 3 was identified in Concept Approval (MP 07_0072) for a 100 place Child
Care Centre and 7,500m? GFA for residential purposes. The Concept Approval has
been voluntarily surrendered. As such, future development within Precinct 3 is

subject to Orange LEP 2011. Pursuant to DA 444/2020, a 155 place child care centre
has been established in this Precinct.

Peter Basha
Planning & Development




Proposed Neighbourhood Supermarket (maximum GFA 650m?) as Additional Permitted Use
Bloomfield Medical Centre, Part Lots 1 and 4 DP 271257, 1517-1539 Forest Road, Orange Page 7

e Precinct 4 was identified in Concept Approval (MP 07_0072) for 17,000m? GFA for
residential purposes (equivalent to approximately 157 x 2 bedroom apartments).
The Concept Approval has been voluntarily surrendered. As such, future
development within Precinct 4 is entirely subject to the provisions of Orange LEP
2011.

The Bloomfield Medical Centre site is supported by off-street parking spaces;
appropriate on-site manoeuvring arrangements for regular and service vehicles; and a
four-way signalised intersection on Forest Road.

Surrounding Development

The surrounding development pattern is depicted in this annotated zoning map extract

and summarised below.

R1 R1

RE1
SP2 Agricultural
R2 Research Station

RE1

” Agricultural

Research
8, Sports
. WMo, e Complex
Institute %e/ Y > -
R1 e/)[/.e 4

R2

Aged Care

SP2 Hospital

B2

LEP Zone map extract annotated for purpose of this report ca

1 L VA 4

Land associated with the Orange Agricultural Institute lies to the north, west and south
of the subject land. The Orange Agricultural Institute is subject to a range of zones as
follows:

e The northern section (adjacent to the northern and western sides of the subject
land) is zoned SP2 Agricultural Research Station and R1 General Residential. It is
used as rural land for agricultural research purposes.

Peter Basha
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The southern section (to the southwest and south of the subject land) is zoned R2
Low Density Residential; SP2 Agricultural Research Station; and small section in the
east is zoned E1 (formerly B2) Local Centre. The majority is used as rural land for
agricultural research purposes. The Institute buildings are located in a complex
towards the southern end.

The Gosling Creek Aged Care facility is immediately south of the subject land and is

zoned R1 General Residential.

The Orange Health Service (public hospital) is to the east and south east on the opposite

side of Forest Road and is zoned SP2 Hospital.

The site of the City’s future sporting complex comprising a stadium and numerous

sporting fields (under construction) is to the northeast on the opposite side of Forest

Road and is zoned RE2 Private Recreation.

In a broader context, the subject land lies within the South Orange urban fringe which

is established or becoming established with a range of urban roles and purposes

including:

Health and Aged Care. The Bloomfield Medical Centre; in conjunction with the
Orange Health Service and Gosling Creek Aged Care facility form the nucleus of a
medical precinct that not only serves the City of Orange but also the broader region.
The regional importance of this precinct is recognised in the Orange Blayney and
Cabonne Regional Economic Development Strategy, 2018 — 2022.

Residential. The developing Shiralee residential area lies to the west of the subject
land. The first stages of this new residential suburb are underway and it is planned
to provide some 1,750 dwellings. Part of the Agricultural Research Institute land (to
the southwest of the subject land) is zoned for residential purposes and whilst it has
the potential to provide some 500 to 800 dwellings the intention for this site is not
clear at this stage. The nearest established residential neighbourhoods in South
Orange commence just over a kilometre to the north of the subject land.

Education, Training, Research and Innovation. The Orange Agricultural Institute is a
well-established component of the South Orange land use pattern with offerings in
regard to agriculture, science and biosecurity. A campus of TAFE Western lies just
to the north of the subject land. The Orange Health Service has established
education and training links with Sydney University; Newcastle University; and
Charles Sturt University. Wangarang Industries, north of the subject land, provides
a range of jobs, training and support services for people with a variety of disabilities.

Peter Basha
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e Industry, Services and Employment. The established Leewood Industrial Estate
commences approximately 1.5km to the north east of the subject land and serve an
employment and industrial role, largely through a range of small business
enterprises. Larger employers in the area include the Orange Health Service; the
Agricultural Research Station; TAFE Western; Rural Fire Service; and Wangarang
Industries. The area is on the main route to the Cadia Mines, the City’s largest

employer.

e Recreation. The Jack Brabham Sports Fields; the new Orange Sports Precinct; and
the Gosling Creek reserve are representative of the recreational land uses within

the South Orange area.
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It should also be noted that the Southern Feeder Road, which is under construction will
improve connection to the South Orange area.
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1.4 CURRENT LEP PROVISIONS

Orange Local Environmental Plan 2011 applies. The relevant matters are outlined

below.

Zoning

According to Land Zoning Map - Sheet LZN_008B, the subject land is zoned R1 General

Residential (see extract below).

Subject land

R2

SP2 Hospital

{Y)

=

SP2 Agricultural Research
Station

N
[7) x|z s||z & w| ©

N

P
SP3

The objectives of R1 Zone are:

To provide for the housing needs of the community.

e To provide for a variety of housing types and densities.

Neighbourhood Centre
Local Centre

Commercial core

Mixed Use

Business Development
Enterprise Corrdior
Business Park
Environmental Conservation
Environmental Management
Environmental Living
General Industrial

Light Industrial

General Residential

Low Density Residential
Medium Density Residential
Large Lot Residential
Public Recreation

Private Recreation

Primary Production

Village

Infrastructure

Tourist

e To enable other land uses that provide facilities or services to meet the day to day

needs of residents.

e To ensure development is ordered in such a way as to maximise public transport

patronage and encourage walking and cycling in close proximity to settlement.

e Toensure that development along the Southern Link Road has an alternative access.

The Land Use Table for the R1 Zone does not permit neighbourhood supermarkets. This

Planning Proposal will not affect the zoning of the land.

Peter Basha
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Heritage

According to Heritage Map - Sheet HER_008B the subject land is not within a Heritage
Conservation Area. However, it is in the vicinity of “Bloomfield Hospital Item 121” which
is identified in the LEP as a heritage item of State significance (refer LEP map extract
below).

Subject land

loomfield
Hospit'2a1I
Heritage Item 21| Heritage

State Significance
g m Conservation Area - General

|:| Item - General

Terrestrial Biodiversity, Watercourses and Groundwater Vulnerability

According to the Terrestrial Biodiversity Map, Watercourse Map, Groundwater
Vulnerability Map - Sheet CL2 008B the subject land is not affected by biodiversity
values or watercourses. It is identified as being Groundwater Vulnerable refer LEP map
extract below).

Biodiversity
I +isn Biodiversity Sensitivity
|:| Moderate Biodiversity Sensitivity
Water

Sensitive Waterways
Groundwater

Groundwater Vulnerability

Peter Basha
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1.5 VISION/CONCEPT

The vision or concept is indicative only for the high-level purpose of a Planning Proposal.
It serves as a point-of-reference to assess the relevant planning issues around the
proposed APU. Any future proposal for a neighbourhood supermarket will be subject to
application and assessment under the approvals process.

The vision or concept is depicted in the Master Plan provided in Annexure E and
reproduced below.

5 SITE EGRESS
LEFT TURN ONLY
~ PRECINCT 1USES
[ RreTAL 1791m2

[0 HEALTH 2978m2
[ LoBBY / AMENITIES 544m2

SLOEELD
GOLF COURSE
Proposed
Neighbourhood
Supermarket
(max. GFA 650m?)
as APU

DF 43
HOSPITAL CARPARK

FoH DPIG083
ORANGE AGRICULTURAL
RESEARCH STATION
Subject to Major Project
Fachitis and Retall | Approval MP 08 0232
PRECINCTS 3 AND 4: P = =y '“.E Precinct 2 Private | Subject to Major Project
APPROXIATELY 23,100m2 OF GF A HAS S ETLILGL] = Hosphtal and Motel | Approval MP 080233
"EVEL, WHICH WOULD EQUA T L w Precinct 3 ‘Concept Approval MP 07_0072
REOROXNATELY 200 #2.BEDROOM i‘ii‘-‘ii‘h‘h“i‘._l .
APARTMENTS WITHIN 3AND 4. Precinct 4 Future development within these
‘THESE WILL BE A MIX OF RESIDENTIAL, AGED fomer Prodincts is
‘CARE AND INDEPENDENT LIVING DWELLINGS. sject o o po
O SITE EGRESS
296.475 LEFT TURN ONLY

PRECINCT 4
POSSIBLE HEALTH
FUTURE FACILITIES

RESIDENTIAL AND RETAIL

Proposed
Neighbourhood Supermarket
(max. GFA 650m?) as APU
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There is sufficient space within the recently constructed building in Precinct 1 to
accommodate a neighbourhood supermarket with a maximum GFA of 650m?2. The
tenancy would be exposed and adjacent to the expansive on-site parking area. The
back-of-house area that serves the existing building will be satisfactory to serve a
neighbourhood supermarket.

The purpose of this PP is to allocate part of the approved retail floor space for a
neighbourhood supermarket with a maximum GFA of 650m?. The amount of approved
retail floor space for Precinct 1 would not be increased. The balance of the already
approved GFA for retail space (i.e. some 1,141m?) would be shared across other
convenience shops within the approved building and may include a newsagent, bottle
shop, takeaway food, bakery, fresh food and the like.

The intention is to offer convenience to local workers and residents but not detract from
the Orange CBD as the principal retail centre.

Peter Basha
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PART 1 - OBJECTIVES OR INTENDED OUTCOMES

Objective

The objectives of this Planning Proposal are:

To amend Orange LEP 2011 to permit a neighbourhood supermarket (maximum GFA of
650m?) as an Additional Permitted Use (APU) on land described as part Lots 1 and 4 DP
271257 and addressed as 1517 — 1539 Forest Road, Orange.

To improve the convenience offerings for the local resident and working population by
providing appropriate retail opportunities in conjunction with the other offerings of the

Bloomfield Medical Centre site.

To demonstrate that the proposal does not exceed the amount of retail floor area
(1,791m?) approved for the site pursuant to MP 08_0232.

To demonstrate that the proposal would not have an unreasonable impact on the primacy
of the Orange CBD or the hierarchy of existing business zones in Orange.

To satisfy the relevant aims and objectives of Orange LEP 2011.

To demonstrate that the proposal would not generate unacceptable impacts.

Intended Outcomes

The intended outcome of the Planning Proposal is to allow the establishment of an

appropriately sized supermarket which, in combination with the other offerings of the

Bloomfield Medical Centre, will contribute to a health/service/convenience precinct that will
be of benefit to:

The existing residential population in South Orange.

The expected residential population in the emerging Shiralee estate.

The local workforce attributed to Orange Health Service; Allity Aged Care; Agricultural
Research Station; Rural Fire Service; TAFE Western; Wangarang; the nearby industrial

areas; and the Bloomfield Medical Centre site itself.

Commuters between Orange and Cadia Mines; Orange and Blayney/Millthorpe.

Peter Basha
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e Visitors to the Orange Health Service; Allity Aged Care; and the Bloomfield Medical Centre
itself.

e Users of the local recreation facilities including Jack Brabham Sports Fields; Gosling Creek
Reserve; and the Orange Sports Precinct (currently under construction).

The Economic Impact Assessment (EIA) prepared by Location 1Q for this Planning Proposal
(refer Annexure C) provides an assessment of the need and demand for convenience-based
retailing within the mixed-use Bloomfield Medical Centre site. The EIA supports the PP with
the following conclusion:

It is the conclusion of this report that a substantial net community benefit will result from the
development of the proposed small format supermarket at Bloomfield. Offsetting the trading
impacts on some existing retailers, there are very substantial positive impacts including the
following:

e The creation of a top-up shopping destination for local residents in a centralised location.

e The reduction in travel time and savings in petrol consumption. Smaller shopping is usually
undertaken 2 — 3 times a week, meaning the proposed development will result in
substantial time and petrol savings.

e Stronger retail offer with a small supermarket reinforcing the convenience retail specialty

offer.

It is concluded that the combination of the substantial positive economic impacts serve to
more than offset the negligible trading impacts that could be anticipated for a small number
of the existing retail stores, particularly supermarkets, in the region. Further, the impacts
would not threaten the viability of any of these retailers or centres.

Peter Basha
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PART 2 — EXPLANATION OF PROVISIONS

The objectives and intended outcomes of this Planning Proposal would be achieved by
amending Orange Local Environmental Plan 2011 as explained below.

Add the following text to Schedule 1 of Orange Local Environmental Plan 2011 to allow the
proposed additional use.

PROPOSED SCHEDULE 1 OF ORANGE LEP 2011

Schedule 1 Additional permitted uses
(Clause 2.5)

7. Use of certain land at 1517 — 1539 Forest Road, Orange

(1) This clause applies to 1517 — 1539 Forest Road, Orange, being part Lots 1 and 4 DP 271257,
identified as item 6 on the Additional Permitted Uses Map.

(2) Development for the purpose of a neighbourhood supermarket with a maximum gross floor
area of 650m? is permitted with development consent.

Amend the Additional Permitted Uses Map in Orange Local Environmental Plan 2011 by
adding Sheet APU_008B and identifying the land as shown below and in Annexure B to allow
the proposed additional use.

~\ __.  Orange Local

e Environmental
L Plan 2011

PROPOSED

Additional Permitted Uses Map

Sheet APU_008B

[ Reter

Cadastre

ITEM 6
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PART 3 - JUSTIFICATION OF STRATEGIC AND SITE SPECIFIC MERIT

SECTION A — NEED FOR THE PLANNING PROPOSAL

1. Is the planning proposal a result of an endorsed LSPS, strategic study or report?

The Planning Proposal is not the result of any strategic study or report. It represents a
submission by the landowner to have the LEP amended to allow a specific additional use
without any other change to the zoning provisions.

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

A previous PP to rezone the subject site to B1 Neighbourhood Centre was ultimately rejected
by Council in 2020 due to concerns that a zoning change may lead to an increase in retail
activity and floor area beyond that already approved for the site (i.e. more than 1,791m?
already approved under MP 08 0232). This decision was taken, notwithstanding a proposal
to impose a local provision to limit the amount of retail floor area to 1,791m?.

In the context of the above, it is submitted that an Additional Permitted Use is the best means
of achieving the objectives and intended outcomes, particularly the following:

e To improve the convenience offerings for the local resident and working population by
providing appropriate retail opportunities in conjunction with the other offerings of the

Bloomfield Medical Centre site.

e To demonstrate that the proposal does not exceed the amount of retail floor area
(1,791m?) approved for the site pursuant to MP 08_0232.

e Todemonstrate that the proposal would not have an unreasonable impact on the primacy
of the Orange CBD or the hierarchy of existing business zones in Orange.

Peter Basha
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SECTION B — RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK

3. Will the planning proposal give effect to the objectives and actions of the applicable
regional or district plan or strategy (including any exhibited draft plans or strategies)?

The Central West and Orana Regional Plan 2041 guides the NSW Government’s land use
planning priorities and decisions in the Central West and Orana Region up to 2041. The
Regional Plan provides an overarching framework to guide subsequent and more detailed
land use plans, development proposals and infrastructure funding decisions and is supported
by an implementation plan. The themes of the Regional Plan are:

e Re-shaping investment within the region.

e A sustainable and resilient place.

e People, centres, housing and communities.

e Prosperity, productivity and innovation.

The Regional Plan identifies the following priorities for the Orange LGA:

Priorities for Orange LGA

Priority Comment

Support continued growth and diversification in the LGA’s healthcare | pp not adverse to this priority
and education sectors.

Servicing regional industry growth through the coordination of a | Not relevant to PP
revised sub-regional industrial lands strategy and continued provision
of a diversity of industrial location opportunities.

Growing a strong visitor economy linked to regional tourism priorities | Not relevant to PP
and drivers.

Developing Orange’s urban night-time economy. Not relevant to PP

Peter Basha

Planning & Development



Proposed Neighbourhood Supermarket (maximum GFA 650m?2) as Additional Permitted Use

Bloomfield Medical Centre, Part Lots 1 and 4 DP 271257, 1517-1539 Forest Road, Orange

Page 19

Priorities for Orange LGA

Priority

Comment

Facilitate continued growth and diversification of the LGA’s visitor
economy.

PP not adverse to this priority

Enhancing Orange’s cultural quarter and delivering events to increase
the LGA’s robustness and capacity as a regional visitor destination.

Not relevant to PP

Diversification of new housing opportunities in both new greenfield
areas and existing urban areas.

Not relevant to PP

Ensuring growth in villages is consistent with both cultural heritage
requirements and community needs and expectations.

Not relevant to PP

Ensure new urban growth prioritises the protection of productive
agricultural land, drinking water catchment and terrestrial
biodiversity resources and assets.

PP not adverse to this priority

Ensure commercial development supports the development of a
viable and sustainable activity centres hierarchy, including the need
to facilitate the complementary development of a diverse network of
accessible local and neighbourhood centres.

PP is entirely consistent with
this priority.

Delivery of new social and recreational infrastructure such as the
Orange Sports Precinct and relocated Orange Regional
Conservatorium.

Not relevant to PP

Continued growth in inward investment and industry attraction.

PP not adverse to this priority

Preparation of a new comprehensive development control plan and
associated infill guidelines.

Not relevant to PP

Preparation of an urban biodiversity framework.

Not relevant to PP

Protection from and preparation for natural hazards, including
adaptation to the impacts of long-term climate change.

PP not adverse to this priority

Identifying opportunities for the LGA as the wider region’s economy
diversifies, and leveraging its accessibility to Dubbo, Bathurst,
Lithgow and Greater Sydney.

PP not adverse to this priority
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The table below provides a consideration of the Planning Proposal against the objectives and
actions of the Central West and Orana Regional Plan 2041.

Central West and Orana Regional Plan 2041

Objective Comment
1. Deliver the Parkes Special Activation Not relevant to this PP.
Precinct and share its benefits across the

region.

2. Support the State’s transition to Net Zero | The PP is not adverse to this objective.
by 2050 and deliver the Central-West
Orana Renewable Energy Zone.

3. Sustainably manage extractive resource Not relevant to this PP.
land and grow the critical minerals sector

4. Leverage inter-regional transport Not relevant to this PP.
connections

5. ldentify, protect and connect important Not relevant to this PP.
environmental assets

6. Supported connected and healthy Not relevant to this PP.
communities

7. Plan for resilient places and communities | The PP is not adverse to this objective.
The land is not bushfire prone.

The land is not flood affected.

The land is not subject to other known natural
risks or hazards.

8. Secure resilient regional water resources The PP is not adverse to this objective.
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Central West and Orana Regional Plan 2041

Objective Comment

9. Ensure site selection and design embraces | Consistent.
and respects the region’s landscapes,

character and cultural heritage The proposal will occupy an existing building and

will not affect the landscape, character or
cultural heritage of the area.

10. Protect Australia’s first Dark Sky Park Not relevant to this PP.

11. Strengthen Bathurst, Dubbo and Orange | The PP is consistent with this objective.
as innovative and progressive regional
didlzs It reflects Strategy 11.2 which encourages the
implementation of master plans for health,
education other employment, cultural, sporting
and recreation precincts that consider
opportunities for co- location, including for
residential development and integration with the

broader city.

The subject land is within the Orange Health and
Innovation Precinct as depicted in Figure 11. The
Regional Plan identifies this precinct as a focus for
development which would support the growth of
Orange as a regional city.

12. Sustain a network of healthy and The PP is consistent with this objective. It reflects
prosperous centres some of the aspects identified in Strategy 12.2.

13. Provide well located housing and options | Not relevant to this PP.
to meet demand

14. Plan for diverse, affordable, resilient and Not relevant to this PP.
inclusive housing
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Central West and Orana Regional Plan 2041

Objective

Comment

15.

Manage rural residential development

Not relevant to this PP.

16.

Provide accommodation options for
seasonal, temporary and key workers

Not relevant to this PP.

17.

Coordinate smart and resilient utility
infrastructure

Not relevant to this PP.

18.

Leverage existing industries and
employment areas and support new and
innovative economic enterprises

The PP is not adverse to this objective. It reflects
some of the aspects outlined in Strategy 18.1
particularly that which encourages strategic and
local plans to provide flexibility in planning
controls. Such flexibility assists to facilitate the
establishment of appropriate new businesses and
employment opportunities in suitable locations,
such as the subject land.

19.

Protect agricultural production values and
promote agricultural innovation,
sustainability and value-add opportunities

Not relevant to this PP.

20.

Protect and leverage the existing and
future road, rail and air transport networks
and infrastructure

Not relevant to this PP.

21.

Implement a precinct-based approach to
planning for higher education and health
facilities

The PP is entirely consistent with Strategy 21.1
which encourages land use flexibility around
health facilities in smaller centres, such as
hospitals and multipurpose centres to encourage
supportive and compatible land uses.

22.

Support a diverse visitor economy

The PP is not adverse to this objective.

23.

Supporting Aboriginal aspirations through
land use planning

The PP is not adverse to this objective.
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4. Is the planning proposal consistent with a council LSPS that has been endorsed by the
Planning Secretary or GSC, or another endorsed local strategy or strategic plan?

Council’s Business Centre Strategy was last updated in the Business Centres Review Study by
Leyshon Consulting in 2010 and generally acknowledges that South Orange will require a
“small retail facility” in the future. The relevance of the Strategy to this Planning Proposal is
summarised as follows:

e The Strategy estimates that the Orange trade area could support up to 25,490m? of
additional retail floorspace between 2009-21 under a low population growth scenario;
and up to 40,974m? of additional floorspace under a high population growth scenario.

e The Strategy indicates that annual spending in the supermarket sector in Orange is
estimated to increase by $44.9 million (52009) between 2009-21 under a low population
growth scenario and $72.5 million under a high population growth scenario. In this
context, the Strategy indicated that Orange would require another full-line supermarket
(apart from that planned for North Orange) by 2021.

e The Strategy considered retail floor space requirements for South Orange. It does not
suggest an amount of such floor area that may be appropriate in South Orange but states:

Even with the development of up to 800 residential lots on the so-called “DPI land” in South
Orange and the associated development of a new public and private hospital, a small local
retail facility on the DPI land in South Orange appears to be all that is required for the
foreseeable future.

From the above summary, there is acknowledgment at a strategic planning level that South
Orange will require a “small retail facility”. The Strategy does not nominate a floor area to
address this need but suggests that it does not need to be too large because it would only
service 800-900 residential lots (on the DPI land) plus the public and private hospitals.
However, since the Strategy was authored in 2010, the South Orange area is evolving as a
growth and activity zone due to the following:

e The expected residential population in the emerging Shiralee estate (some 1600+ lots)
plus the existing residential population in South Orange.

e The Bloomfield Medical Centre site itself which not only provides for a much larger
hospital than was originally proposed when the Strategy was written, but also provides
for an 82 room medi-motel; potential residential accommodation; and a recently
constructed 155-place child care centre.
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e The local workforce attributed to Orange Health Service; Allity Aged Care; Agricultural
Research Station; Rural Fire Service; TAFE Western; Wangarang; the nearby industrial
areas; and the new private hospital site itself.

e Commuters between Orange — Cadia Mines; and Orange — Blayney/Millthorpe.
e Visitors to the Orange Health Service; Allity Aged Care; and the new private hospital itself.

e Users of the local recreation facilities (Bloomfield golf course; Jack Brabham Sports Fields;
and the Gosling Creek Reserve.

Based on the above, it is reasonable to suggest that an appropriately sized supermarket in
South Orange would be well justified. Further support is expressed throughout the EIA that
accompanies this Planning Proposal.

As Council is aware, an earlier Planning Proposal sought to rezone the subject land to an
appropriate business zone. The purpose of that PP was initially to increase retail floor area
from the currently approved 1,791m? to 2,911m?2. The increase retail floor area would include
a supermarket with a floor area of some 1,649m? with potential to grow to a 3,000m?
supermarket (subject to a future Planning Proposal).

In the assessment of that earlier PP, Council engaged Leyshon Consulting in 2020 to conduct
areview. The Leyshon review found that the original proposal, based on the above floor areas,
could be supported but any expansion beyond that is unlikely to be warranted prior to 2026.

Despite the above support at a professional and strategic level, concerns were raised from
certain sections of the community about the increase in retail floor area and the potential
impact on other business centres. In response to these concerns, the earlier PP was amended
to the effect that:

e The size of the supermarket would be reduced to a neighbourhood supermarket
(maximum GFA of 1,000m?); and

e There would be no increase in the currently approved retail floor area of 1,791m?.

Notwithstanding this revision, and the support given by the Leyshon review, the earlier PP
was ultimately rejected by Council in 2020.

It is suggested that the Leyshon review would be even more supportive now that this current
PP does not seek to increase the already approved retail floor area of 1,791m?; and proposes
a much smaller scale neighbourhood supermarket (i.e. GFA of 650m? instead of the earlier
accepted sizes of 1,000m? and 1,649m?).
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This current PP would not conflict with possible retail developments in the South Orange area.

The EIA (at page 35) provides the following appraisal of the Shiralee site:

The (Shiralee) site does not benefit from the critical success factors necessary to provide a
strong retail offer (e.g. main road exposure, easily accessible and central location in relation
to the broader population etc.). The scale and composition of floorspace is not known at this
stage, however given the Neighbourhood Centre designation, a foodstore (less than 500 sq.m
—not a supermarket) is assumed.

Conversely, the subject site (Bloomfield Medical Centre) is well positioned along a main road,
can serve multiple customer segments (e.g. workers and visitors as well as residents), and
could commence development in a relatively short time frame.

The EIA (at page 35) provides the following appraisal of the E1 (formerly B2) Zone in the DPI
site:

The Orange Blayney and Cabonne Regional Economic Development Strategy, 2018 — 2022
indicates that the DPI land has a role to play as part of the Regional Action Plan to “develop
agriculture, agricultural processing, agritechnology and manufacturing”. The potential for a
meaningful retail offering is limited by the fact that the DPI site is subject to an FSR control
of 0.0421:1. Based on its site area of 34,930 sq.m, the maximum floor area for any purpose
allowed in the E1 Zone (not necessarily retail) is ~1,470 sq.m.

In addition to the above appraisals made by the EIA, the following points are also considered
supportive of the PP:

e The Southern Feeder Road, which is currently under construction, will provide an efficient
link between the Shiralee residential area and the Bloomfield site.

e The future development plans and timing for the DPI site are not clear; whereas the
intention under this proposal is to augment the approved retail offering within the
Bloomfield site immediately.

e The previous Leyshon Consulting review (2020) stated that the subject site (Precinct 1)
has some clear locational advantages over the existing B2 Neighbourhood Centre site on
the DPI land. These flow from its better spatial relationship to both existing and proposed
major employment and activity generators in the area such as the Orange Health Service
precinct, the existing aged housing facility and proposed future private medical and ‘medi-
hotel’ facilities.
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e Finally, the Activate Orange Strategic Vision espouses a strategic economic vision for this

South Orange area to be developed as a Life Sciences Precinct. An increase in retail

convenience as offered by this PP is considered entirely compatible and complementary

to this strategic vision.

5. Is the planning proposal consistent with any other applicable State and regional

studies or strategies?

There appears to be no other applicable State and regional studies or strategies that are of

relevance to the subject land or this PP.

6. Is the planning proposal consistent applicable State Environmental Planning Policies?

The consistency of the PP in relation to the applicable State Environmental Planning Policies

is indicated in the table below.

State Environmental Planning Policies — Schedule of Consideration

SEPP

Relevance/Comment

State Environmental Planning Policy (Planning Systems)

2021

Not relevant.

State Environmental Planning Policy (Biodiversity and

Conservation) 2021

Applicable. Addressed in Section C.

State Environmental Planning Policy (Resilience and
Hazards) 2021

Applicable. Addressed in Section C.

State Environmental Planning Policy (Transport and
Infrastructure) 2021

Applicable. Addressed in Section C.

State Environmental Planning Policy (Industry and
Employment 2021)

Not relevant.

State Environmental Planning Policy (Resources and
Energy)

Not relevant.

State Environmental Planning Policy (Primary
Production) 2021

Not relevant.

State Environmental Planning Policy (Housing) 2021

Not relevant.

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

Not relevant.
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State Environmental Planning Policies — Schedule of Consideration

SEPP Relevance/Comment

State Environmental Planning Policy (Exempt and

. Not relevant.
Complying Development Codes) 2008

State Environmental Planning Policy (Sustainable
Buildings) 2022

State Environmental Planning Policy (Precincts — Eastern
Harbour City) 2021

State Environmental Planning Policy (Precincts — Central
River City) 2021

State Environmental Planning Policy (Precincts —
Western Parkland City) 2021

State Environmental Planning Policy (Precincts —
Regional) 2021

State Environmental Planning Policy No.65 — Design

Not relevant.

Not relevant.

Not relevant.

Not relevant.

Not relevant.

Not relevant.

Quality of Residential Apartment Development

7. Is the planning proposal consistent applicable Ministerial Directions (section 9.1
Directions)?

Section 9.1(2) of the Environmental Planning and Assessment Act, 1979 allows the Minister
to give directions to Councils regarding the principles, aims, objectives or policies to be
achieved or given effect to in the preparation of draft Local Environmental Plans.

A Planning Proposal needs to be consistent with the requirements of the Direction but can be
inconsistent if justified using the criteria stipulated. The consistency or otherwise of the
planning proposal with the Ministerial Directions is indicated below.

Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 1 — Planning Systems

Direction Comment/Response

1.1 Implementation of Regional Plans The PP is consistent with this Direction. The
Table on pages 18 to 22 of this PP provides a
Planning proposals must be consistent with a | consideration of the objectives and actions of
Regional Plan released by the Minister for Planning. | the Central West and Orana Regional Plan 2041.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 1 — Planning Systems

Direction

Comment/Response

1.2 Development of Aboriginal Council Land

When preparing a planning proposal to which this
direction applies, the planning proposal authority
must take into account:

(a) any applicable development delivery plan made
under the chapter 3 of the State Environmental
Planning Policy (Planning Systems) 2021; or

(b) if no applicable development delivery plan has
been published, the interim development
delivery plan published on the Department’s
website on the making of this direction.

This Direction is not relevant to the Planning
Proposal.

1.3 Approval and Referral Requirements

A planning proposal to which this direction applies
must:

(a) minimise the inclusion of provisions that require
the concurrence, consultation or referral of
development applications to a Minister or public
authority, and

(b) not contain provisions requiring concurrence,
consultation or referral of a Minister or public
authority unless the relevant planning authority
has obtained the approval of:

i. theappropriate Minister or public authority,
and

ii. the Planning Secretary (or an officer of the
Department nominated by the Secretary),

prior to undertaking community consultation in
satisfaction of Schedule 1 to the EP&A Act, and

(continued over)

The PP is consistent with this Direction.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 1 — Planning Systems

Direction

Comment/Response

(Direction 1.3 continued)

(c) not identify development as designated
development unless the relevant planning
authority:

i. can satisfy the Planning Secretary (or an
officer of the Department nominated by the
Secretary) that the class of development is
likely to have a significant impact on the
environment, and

has obtained the approval of the Planning Secretary
(or an officer of the Department nominated by the
Secretary) prior to undertaking community
consultation in satisfaction of Schedule 1 to the
EP&A Act

The PP is consistent with this Direction.

1.4 Site Specific Provisions

(1) A planning proposal that will amend another
environmental planning instrument in order to
allow particular development to be carried out
must either:

(a) allow that land use to be carried out in the
zone the land is situated on, or

(b) rezone the site to an existing zone already in
the environmental planning instrument that
allows that land use without imposing any
development standards or requirements in
addition to those already contained in that
zone, or

(c) allow that land use on the relevant land
without imposing any development
standards or requirements in addition to
those already contained in the principal
environmental planning instrument being
amended.

(2) A planning proposal must not contain or refer to
drawings that show details of the proposed
development.

In consideration of (1), the Planning Proposal is
consistent with this Direction as it proposes to
introduce an additional permitted use within the
RU1 Primary Production Zone without imposing
any additional development standards or
requirements within that zone.

In consideration of (2), although this proposal is
supported by a development concept, it is
important to note that this has only been
prepared to demonstrate the suitability of the
the The
development option will be subject to analysis,

site  for proposed APU. final
design, assessment, and the approvals process
under Part 4 of the Environmental Planning and

Assessment Act, 1979.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 1 — Planning Systems

Direction

Comment/Response

1.5 Parramatta Road Corridor Urban Transformation
Strategy

Not relevant

1.6 Implementation of North West Priority Growth
Area Land Use and Infrastructure Implementation
Plan

Not relevant

1.7 Implementation of Greater Parramatta Priority
Growth Area Interim Land Use and Infrastructure
Implementation Plan

Not relevant

1.8 Implementation of Wilton Priority Growth Area
Interim Land Use and Infrastructure
Implementation Plan

Not relevant

1.9 Implementation of Glenfield to Macarthur Urban
Renewal Corridor

Not relevant

1.10lmplementation of the Western

Aerotropolis Plan

Sydney

Not relevant

1.11Implementation of Bayside West Precincts 2036
Plan

Not relevant

1.12Implementation of Planning Principles for the
Cooks Cove Precinct

Not relevant

1.13Implementation of St Leonards and Crows Nest
2036 Plan

Not relevant

1.14Implementation of Greater Macarthur 2040

Not relevant

1.15Implementation of the Pyrmont Peninsula Place
Strategy

Not relevant

1.16North West Rail Link Corridor Strategy

Not relevant
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 2 — Design and Place

Direction

Comment/Response

This Focus Area was blank when the Directions
were made

Noted

Focus Area 3 — Biodiversity and Conservation

Direction

Comment/Response

Direction 3.1 Conservation Zones

(1) Aplanning proposal must include provisions that
facilitate the protection and conservation of
environmentally sensitive areas.

(2) A planning proposal that applies to land within a

conservation zone or land otherwise identified

for  environment  conservation/protection
purposes in a LEP must not reduce the
conservation standards that apply to the land

(including by modifying development standards

that apply to the land). This requirement does

not apply to a change to a development
standard for minimum lot size for a dwelling in
accordance with Direction 9.2 (2) of “Rural

Lands”.

The Planning Proposal is consistent with this
Direction. The subject land does not contain an
environmentally sensitive area (as defined by
State Environmental Planning Policy (Exempt
and Complying Development Codes) 2008 and is
not within an environment conservation or
protection zone.

Direction 3.2 Heritage Conservation

(1) A planning proposal must contain provisions
that facilitate the conservation of:

(a) items, places, buildings, works, relics,
moveable objects or precincts of
environmental heritage significance to an
area, in relation to the historical, scientific,
cultural, social, archaeological,
architectural, natural or aesthetic value of
the item, area, object or place, identified in
a study of the environmental heritage of the
area,

(continued over)

The PP is consistent with this Direction.

The subject land is not identified in Schedule 5 of
the Orange Local Environmental Plan 2011 as
containing and Item of Environmental Heritage
and is not within a Heritage Conservation Area.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 3 — Biodiversity and Conservation

Direction

Comment/Response

(Direction 3.2 continued)

(b) Aboriginal objects or Aboriginal places that
are protected under the National Parks and
Wildlife Act 1974, and

(c) Aboriginal areas, Aboriginal objects,
Aboriginal places or landscapes identified
by an Aboriginal heritage survey prepared
by or on behalf of an Aboriginal Land
Council, Aboriginal body or public authority
and provided to the relevant planning
authority, which identifies the area, object,
place or landscape as being of heritage
significance to Aboriginal culture and
people.

The PP is consistent with this Direction.

Due to its highly disturbed and developed state,
the site is not likely to contain Aboriginal sites,
places or relics.

Direction 3.3 Sydney Drinking Water Catchments

Not relevant. Land is not within a Sydney
Drinking Water Catchment.

Direction 3.4 Application of C2 and C3 Zones and
Environmental Overlays in Far North Coast LEPs

Not relevant.

Direction 3.5 Recreation Vehicle Areas

Not relevant.

Direction 3.6 Strategic Conservation Planning

Not relevant. Land is not identified as “avoided
land” or a “strategic conservation area”.

Direction 3.7 Public Bushland

Not relevant. Land does not contain “public
bushland”.

Direction 3.8 Willandra Lakes Region

Not relevant.

Direction 3.9 Sydney Harbour Foreshores and

Waterways Area

Not relevant.

Direction 3.10 Water Catchment Protection

Not relevant. Subject land is not within a regulated
drinking water catchment.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 4 — Resilience and Hazards

Direction

Comment/Response

Direction 4.1 Flooding

Not relevant. The land is not flood affected.

Direction 4.2 Coastal Management

Not relevant.

Direction 4.3 Planning for Bushfire Protection

Not relevant. The land is not bushfire prone.

Direction 4.4 Remediation of Contaminated Land

The land is not contaminated (refer Section C).

Direction 4.5 Acid Sulfate Soils

Not relevant. Subject land not identified on the
Acid Sulfate Soils Planning Maps held by the
Department of Planning and Environment.

Direction 4.6 Mine Subsidence and Unstable Land

Not relevant. Subject land is not within a
declared mine subsidence district and is not
identified as unstable in any study, strategy or
other assessment.

Focus Area 5 — Transport and Infrastructure

Direction

Comment/Response

Direction 5.1 Integrating Land Use and Transport

The objective of this direction is to ensure that urban

structures, building forms, land use

development designs, subdivision and street layouts

achieve the following planning objectives:

(a) Improving access to housing, jobs and services

by walking, cycling and public transport, and

(b) Increasing the choice of available transport and

reducing dependence on cars, and

(continued over)

locations,

The proposal is consistent with the objectives of
this Direction.
The potential impacts associated with the
Planning Proposal on the capacity and function
of the Bloomfield Medical Centre and its uses
have been considered in the Traffic Impact
Assessment (refer Annexure D).

The existing and planned road system would be
of an adequate standard to cater for traffic that
would be generated by this proposal.
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Section 9.1 Ministerial Directions — Schedule of Consideration
Focus Area 5 — Transport and Infrastructure
Direction Comment/Response
(Direction 5.1 continued) The proposal will contribute to the

(c) Reducing travel demand by including the
number of trips generated by development and

the distances travelled, especially by car, and

(d) Supporting the efficient and viable operation of
public transport services, and

(e) Providing efficient movement of freight

A planning proposal must locate zones for urban
purposes and include provisions that give effect to
and are consistent with the aims, objectives and
principles of:

(@) Improving Transport Choice — Guidelines for
planning and development (DUAP 2001), and

(b) The Right Place for Business and Services —
Planning Policy (DUAP 2001).

“convenience” aim of the precinct and should
therefore facilitate multi-purpose trips at a
single location.

As such it is expected to reduce travel distances
for the travelling public; residents of South
Orange; people engaged in local recreational
pursuits; and employees engaged at the public
and private health precincts; industrial estate;
and government agencies..

Traffic associated with the likely uses of the site
is expected to integrate with the existing local
traffic regime.

Direction 5.2 Reserving Land for Public Purposes

Not relevant.

Direction 5.3 Development Near Regulated Airports
and Defence Airfields

Not relevant.

Direction 5.4 Shooting Ranges

Not relevant.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 6 — Housing

Direction

Comment/Response

(a)

(b)

(c)

(1)

(2)

Direction 6.1 Residential Zones

The objectives of the direction are to:

Encourage a variety and choice of housing types
to provide for existing and future housing needs,

Make efficient use of existing infrastructure and
services and ensure that new housing has
appropriate access to infrastructure and
services, and

Minimise the impact on residential development
on the environment and resource lands.

A planning proposal must include provisions that
encourage the provision of housing that will:

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

(b)

Make more efficient use of existing
infrastructure and services, and

(c) Reduce the consumption of land for housing
and associated urban development on the

urban fringe, and
(d) Be of good design.

A planning proposal must, in relation to land to
which this direction applies:

(a) Contain a requirement that residential
development is not permitted until land is
adequately serviced (or arrangements
satisfactory to the council, or other
appropriate authority, have been made to
service it), and

(b)

Not contain provisions which will reduce the
permissible residential density of the land.

The PP is acceptable in terms of this Direction.

The PP reduces the amount of zoned residential
land that can be used for housing. However, the
impact in this case is neutral.

Despite its current residential zoning, the land
has been developed in accordance Major Project
approvals which provide for non-residential land
uses.

Orange has a reasonable supply of residential
land. Therefore, the impact on housing supply
and affordability as a result of this proposal
would be negligible.

Direction 6.2 Caravan Parks and Manufactured
Home Estates

Not relevant.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 7 — Industry and Employment

Direction Comment/Response

Direction 7.1 Employment Zones Not strictly applicable as the subject land is
zoned R1 General Residential. However, the PP
can be said to uphold the following objectives of
this Direction:

(a) encourage employment growth in suitable
locations,

(b) protect employment land in employment
zones, and

(c) support the viability of identified centres.

Direction 7.2 Reduction in non-hosted short term | Not relevant.
rental accommodation period

Direction 7.3 Commercial and Retail Development | Not relevant.
along the Pacific Highway, North Coast

Focus Area 8 — Resources and Energy

Direction Comment/Response

Direction 8.1 Mining, Petroleum and Extractive | Not relevant.
Industries
The land is zoned R1 General Residential which
does not permit mining or extractive industries.

Exploration and mining is unlikely due to the
urbanised development pattern and the nature
of the land uses.
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Section 9.1 Ministerial Directions — Schedule of Consideration

Focus Area 9 — Primary Production

Direction Comment/Response
Direction 9.1 Rural Lands Not relevant.
Direction 9.2 Oyster Aquaculture Not relevant.

Direction 9.3 Farmland of State and Regional | Not relevant.
Significance on the NSW Far North Coast

SECTION C—-ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

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

No. The subject land is urbanised with no ecological value. Notwithstanding, the following
information is submitted in accordance with the requirements for assessment of
development under the Biodiversity Conservation Act, 2016.

Section 1.7 of the Environmental Planning & Assessment Act, 1979 requires consideration of
Part 7 of the Biodiversity Conservation Act, 2016 in relation to terrestrial environments; and
Part 7A of the Fisheries Management Act, 1994 in relation to aquatic environments. The
proposal does not involve an aquatic environment. As such, only Biodiversity Conservation
Act, 2016 requires consideration.

There are four matters that may trigger the Biodiversity Offset Scheme to determine whether
or not a Biodiversity Assessment Report (BDAR) is required. These are considered below.
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Whether the development occurs on land identified on the OEH Biodiversity Values Map

The proposal does not involve land on the Biodiversity Values Map published under clause
7.3 of the Biodiversity Conservation Regulation 2016.

Whether the amount of native vegetation being cleared exceeds a threshold area based on the
minimum lot size associated with the property

The proposal does not involve the clearing of native vegetation.

Whether the development or activity is “likely to significantly affect threatened species”?

The natural state of the site and surrounding area has been highly modified by the emerging
urban development pattern which has seen the removal of native vegetation from the
development site and its immediate surrounds.

Due to the developed and developing state of the site and its surrounds, the potential to
attract less common native species is considered minimal. The habitat value of the site is low
and it does not have realistic potential to re-establish into providing a habitat of value.

As such, the proposal is not likely to have an adverse effect on a threatened species;
endangered ecological community; or a critically endangered ecological community or their
habitat.

Whether the development or activity development or activity will be carried out in a declared
area of outstanding biodiversity value?

No. The subject land is not a declared area of outstanding biodiversity value.
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9. Are there any other likely environmental effects of the planning proposal and how are
they proposed to be managed?

Visual Impact

The PP relates to an existing building with no alteration to its external appearance. As such
the PP will not generate visual impacts.

Traffic

Consultants Terraffic Pty Ltd prepared a Traffic and Parking Assessment Report (the
Assessment) for the previous PP which contemplated the following:

e Anincrease in retail floor area from the currently approved 1,791m? to 2,911m?.

e The increase retail floor area would include a supermarket with a floor area of some
1,649m? with potential to grow to a 3,000m? supermarket (subject to a future Planning
Proposal).

The Assessment is provided in Annexure D. The findings are summarised as follows:

e An indication of the existing traffic conditions on the road network in the vicinity of the
site was provided by peak period traffic surveys that were undertaken at the intersection
of Forest Road and Base Hospital main access driveway between 7.00-10.00am and 3.30-
6.00pm on Wednesday 27th June and Thursday 28th June 2018. The results of the traffic
surveys are reproduced in full in Appendix B of the Assessment and reveal that traffic
flows on Forest Road had remained constant with no significant change in comparison to
the traffic counts last conducted by Terraffic in 2014.

e In the context of the entire Bloomfield Private Hospital Site, the Assessment provided
detailed AM and PM peak period traffic generation rates for the approved Major Project
and compared them to the much larger retail proposal that was being contemplated
under the previous PP. As a result of this comparison, the Assessment found as follows:

— The previous proposal would have seen the AM inbound/outbound total increase
from 406 vehicle trips per hour (vtph) to 609 vtph.

— The previous proposal would have seen the PM inbound/outbound total increase from
457 vtph to 653 vtph.
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e The main traffic implications of the previous proposal related to the capacity of the
intersection that serves both the Bloomfield Medical Centre site and the public hospital
to accommodate the potential traffic increases.

e The ability of this intersection to accommodate the projected post-development traffic
demand was assessed using the SIDRA traffic model. The results of the SIDRA analysis
were detailed in the Assessment and revealed that the intersection would operate as
follows:

‘A’ Level of Service in the AM (good operation).

— ‘B’ Level of Service in the PM (good; acceptable delays with spare capacity).

e The Assessment concluded that the previous development would have no unacceptable
traffic implications.

It is suggested that this current PP will generate less traffic impact than what was assessed
for the previous proposal due to the following:

e This current PP does not seek to increase the retail floor space beyond that which has
already been approved for Precinct 1.

e This current PP seeks a much smaller supermarket (i.e. 650m? instead of the earlier
proposals of 1,000m? and 1,649m?).

The significant reduction in scope and scale will generate less traffic movement, given that
the traffic generation (vehicle trips per hour) is calculated on floor area.

Given that the subject land has frontage to a classified road (Forest Road); Section 2.119 of
State Environmental Planning Policy (Transport and Infrastructure) 2021 is applicable at the
DA stage. This section provides as follows:

1) The objectives of this clause are:

a) toensure that new development does not compromise the effective and ongoing operation
and function of classified roads, and

b) to prevent or reduce the potential impact of traffic noise and vehicle emission on
development adjacent to classified roads.
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2) The consent authority must not grant consent to development on land that has a frontage to a
classified road unless it is satisfied that:

a) where practicable, vehicular access to the land is provided by a road other than the
classified road, and

b) the safety, efficiency and ongoing operation of the classified road will not be adversely
affected by the development as a result of:

c) the design of the vehicular access to the land, or
(i) the design of the vehicular access to the land, or

(ii) the emission of smoke or dust from the development, or
(iii) the nature, volume or frequency of vehicles using the classified road to gain access to
the land, and

d) the development is of a type that is not sensitive to traffic noise or vehicle emissions, or is
appropriately located and designed, or includes measures, to ameliorate potential traffic
noise or vehicle emissions within the site of the development arising from the adjacent
classified road.

Whilst Section 2.119 of the SEPP is technically applicable at the DA stage, it is expected that
there will be no implications for the proposed development because:

e The APU does not increase the amount of approved retail floor area and therefore will
not necessarily generate an intensification of use or activity.

e There is no alteration to the existing/approved access arrangements that serve the site.

e There are no aspects of the proposal that would generate unreasonable additional traffic
beyond a level already assessed for the site.

Parking

The off-street parking resources for the Bloomfield Medical Centre site will accommodate
parking demand generated by the PP. In this regard:

e The Major Project Approval (MP0O8 0232) which applies to Precinct 1 (Health Facilities
and Retail), required the provision of at least 214 parking spaces to cater for 5,313m? of
floor space as follows:
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— Retail 1,791m?
— Health facilities 2,978m?
— Lobby/support 544m?

e With reference to the Masterplan/Concept (Annexure E) Precinct 1 provides a much larger
number of parking spaces, including 253 spaces at the front of the building and some 63
spaces at the rear.

e The existing parking resources are considered ample to accommodate parking associated
with the proposed supermarket given that:

— The PP will not increase retail floor space beyond that which has already been
approved under MP 08 0232.

— The parking resources for Precinct 1 represent a surplus of some 102 spaces above the
214 spaces required in MP 08_0232.

The other uses within the Bloomfield Medical Centre site have been provided with the
required amount of parking. In this regard:

e The Major Project Approval (MP08_0233) which applies to Precinct 2 (Private Hospital
with 12,630m? and Motel with 82 rooms), required the provision of at least 243 parking
spaces. With reference to the Masterplan/Concept (Annexure E) Precinct 2 provides 329
spaces including 150 spaces at the front of the hospital building; 84 spaces between the
hospital building and the motel; and 85 spaces at the rear of the hospital building.

e Pursuant to DA 444/2020, the existing Centre Based Child Care Facility, with a capacity of
155 children, is required to provide a minimum of 39 spaces. With reference to the
Masterplan/Concept (Annexure E) the child care centre is provided with 59 spaces
including 53 spaces to the north of the building and 6 spaces to the east.

The parking requirements for Precincts 3 and 4 will be subject to separate assessment at the
time that development is proposed within either of those precincts (noting that the original
Concept Approval for the Bloomfield Private Hospital Site has been surrendered).

Noise

There are no aspects of the PP that would exacerbate noise issues in the locality over and

above the development that has already been approved within the Bloomfield Medical Centre
site.
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Lighting

The PP does not alter the existing lighting arrangements that serve the Bloomfield Medical
Centre site. As such, it has minor potential to cause adverse impacts upon surrounding
development or the road network.

Water Quality

The PP does not involve any processes or activities that would impact on surface water or
groundwater quality.

Air Quality

The PP does not involve processes or activities that would affect the neighbourhood in terms
of waste, dust, odour or atmospheric discharges.

Overshadowing

The PP relates to an existing building without change to its bulk, height or scale. As such it
does not create the potential for overshadowing of sensitive receivers.

Heritage

Schedule 5 of Orange LEP 2011 identifies the Bloomfield Hospital campus (to the east of the
subject land on the opposite side of Forest Road) as a heritage item of State significance. More
specifically, the listing refers to Bloomfield Hospital “Nymagee Lodge” (including landscape
features, entry gateway, ElIm avenue and grounds).

The proposed APU will not affect heritage values due to the following:

e The site of the APU is characterised by the development that has occurred to date within
Precincts 1 and 2 of the Bloomfield Medical Centre site. This includes the existing
buildings, expansive car park areas, vehicle manoeuvring areas, and landscaping along the
Forest Road frontage.

e The visual relationship between the proposed APU and the heritage item is virtually non-
existent. Not only is there a generous physical separation but the APU is to be located
within an existing building without change to its external appearance.

e Due to the physical separation and intervening development, it is reasonable to submit
that the proposed development could not be described as being “in the vicinity of a
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heritage item”. As such, the proposed APU will not impact on the identified heritage item
due to the following:

— It will not interrupt views to the identified heritage item.
— It will not diminish public appreciation of the identified heritage item.

— It will not materially affect the identified heritage item.

Archaeology

The potential impacts on Aboriginal heritage were addressed in the assessment for the
Concept and Major Project Approvals for the site.

Given that the APU relates to an existing building within a developed site without further land
disturbances, there are no aspects of the proposal that would generate additional impacts in
this regard.

Land/Site Contamination

The provisions of SEPP 55 (in force at the time) were addressed in the environmental
assessment for the Concept and Project Approvals for the site. A Stage 1 site assessment was
undertaken by Environmental Investigation Services and concluded that the subject land did
not indicate any obvious on site activity that could be expected to generate significant soil
contamination. Further, the results of laboratory testing on selected soil samples indicated
levels below the adopted health-based assessment criteria.

This PP only seeks to allow and APU within an existing building. Based on the above, further
assessment pertaining to potential site contamination is not warranted.

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

The social and economic effects of the PP Planning Proposal are considered to be positive.
This is reflected in the following findings of the EIA by Location 1Q:

It is the conclusion of this report that a substantial net community benefit will result from the
development of the proposed small format supermarket at Bloomfield. Offsetting the trading
impacts on some existing retailers, there are very substantial positive impacts including the
following:
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e The creation of a top-up shopping destination for local residents in a centralised location.

e The reduction in travel time and savings in petrol consumption. Smaller shopping is usually
undertaken 2 — 3 times a week, meaning the proposed development will result in
substantial time and petrol savings.

e Stronger retail offer with a small supermarket reinforcing the convenience retail specialty

offer.

It is concluded that the combination of the substantial positive economic impacts serve to
more than offset the negligible trading impacts that could be anticipated for a small number
of the existing retail stores, particularly supermarkets, in the region. Further, the impacts
would not threaten the viability of any of these retailers or centres.

Additionally, the APU will create additional long-term employment once the supermarket
becomes operational.

SECTION D — INFRASTRUCTURE (LOCAL, STATE AND COMMONWEALTH)

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

Yes. The PP relates to developed land that is fully serviced in terms of urban utilities and
relevant infrastructure.

The augmentation of existing services and infrastructure (if required at all) can be provided
for the APU without burden on the community or undue burden on the proponent.

SECTION E — STATE AND COMMONWEALTH INTERESTS

12. What are the views of state and federal public authorities and government agencies
consulted in order to inform the Gateway determination?

The views of State and Commonwealth public authorities are not required on the PP until
after the Gateway determination.
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PART 4 - MAPS

The PP will require a new Additional Permitted Uses Map for inclusion in Orange Local
Environmental Plan 2011. The proposed map will be referred to as Sheet APU_008B. It will
identify the land as shown below and in Annexure B to allow the proposed additional use.

A Orange Local
e Environmental
ORANGE Plan 2011

PROPOSED

Additional Permitted Uses Map
Sheet APU_008B

[ Refer o Schecuie 1
Cadastre

Cadasire 22/1012018 © Spatial Servioes

ITEM 6
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PART 5 - COMMUNITY CONSULTATION

The Planning Proposal will be subject to public exhibition and agency consultation as part of

the Gateway process. The Gateway determination will specify the community consultation

that must be undertaken on the Planning Proposal.

This Planning Proposal is considered to be a minor proposal for the following reasons:

e This Planning Proposal provides information to demonstrate that it is not adverse to the
relevant strategic planning framework and that the potential impacts are not

unreasonable.

e Issues pertaining to infrastructure servicing are not significant and can be adequately
addressed.

e The Planning Proposal is not for a principal LEP.

e The Planning Proposal does not seek to reclassify public land.

Community consultation would involve:

e An exhibition period of 28 days.

e The community is to be notified of the commencement of the exhibition period via a
notice in the local newspaper and on Council’s website. The notice will:

Give a brief description of the objectives or intended outcomes of the planning
proposal;

— Indicate the land affected by the planning proposal;

— State where and when the planning proposal can be inspected;

— Provide the name and address for the receipt of submissions; and

Indicate the closing date for submissions.

e  Written notification to adjoining and surrounding landowners.

During the exhibition period, it is expected that Council would make the following material
available for inspection:
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e The Planning Proposal in the form approved for community consultation by the Director
General of Planning;

e Any studies (if required) relied upon by the planning proposal.

Electronic copies of relevant exhibition documentation to be made available to the
community free of charge.

At the conclusion of the notification and public exhibition period Council staff will consider
submissions made in respect of the Planning Proposal and prepare a report to Council.
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PART 6 — PROJECT TIMELINE

As this Planning Proposal is for an APU, it is categorised under the Department of Planning
and Environment’s Local Environmental Plan Making Guideline (2021) as a ‘Standard’ Planning
Proposal and is expected to be completed within the benchmark timeframe of 9 months.

Once the planning proposal received a Gateway determination, the anticipated project
timeline will be further refined, including at each major milestone throughout the planning
proposal’s process.

Stage Timeframe and/or date
Consideration by Council September 2023
Council decision October 2023
Gateway determination November 2023
Pre-exhibition December 2023

Commencement and completion of public | Complete by February 2024
exhibition period

Consideration of submissions February-March 2024

Post-exhibition review and additional studies April 2024

Submission to the Department for finalisation | May —June 2024
(where applicable)

Gazettal of LEP amendment May — June 2024
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PART 7 — CONCLUSION

This Planning Proposal warrants support due to the following:

The APU does not require an increase in the amount of retail floor space that is already
approved for the site. The purpose of this PP is only to allocate part of the approved retail
floor space for a neighbourhood supermarket with a maximum GFA of 650m?.

In combination with the approved mixed-use development that is known as the
Bloomfield Medical Centre site, the proposed supermarket will contribute to a
health/service/convenience precinct that will be of benefit to the existing and expected
residential population in South Orange; the local workforce; visitors to the public and
private hospitals and the aged care facility; users of the nearby recreational facilities; and
commuters.

The PP is not adverse to the relevant strategic planning framework. The APU represents a
sensible response to the evolution of development in the South Orange area, noting that
the regional importance of this precinct is recognised in the Orange Blayney and Cabonne
Regional Economic Development Strategy, 2018 — 2022.

It encourages economic development and therefore would assist to increase employment
and retain spending within Orange and create a stronger business destination that would
better serve the needs of the surrounding population.

The EIA demonstrates that the APU does not threaten the viability and function of the
City’s existing business centres.

Yours faithfully

Peter Basha Planning & Development

W A

Per:
PETER BASHA
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Annexure A

Land Plans by Peter Basha Planning & Development



Annexure B

Draft LEP Map — Additional Permitted Uses



Annexure C

Economic Impact Assessment by Location 1Q



Annexure D

Traffic Assessment by Terraffic



Annexure E

Site Master Plan/Concept



