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1. INTRODUCTION

rob van iersel + environmental planner has baen engaged by Ballina Shire Council to undertake a
gap analysis and peer review of documentation relating to a rezoning request which proposes an
expansion of the existing residential area et Greenwcod lMace, Lennox Head.

FURFOSE OF THIS REPORT

The purpose of this repert is to:

= summarise the key technical issues associated with the propesal,

= summarise a review of the documentation submittad by tha proponent in support of the
proposal, and

= dentify any gaps or deficiencies in that nformation and the additional information required in
thet event.

BACKGROUND

Resolution and Gateway Determination

The most recent Council decision regarding the proposal was on 26 March 2015, where Council

resolved:

1. That Council atithorises the submission of a planning propossl, to amend the Ballina Local
Environmantal Plans 1987 and 2012, to apply an R2 Resideniial zone over Lot 12 DP 581159
and part of Lot 21 DF 1007134, and alter the Strategic Urban Growth Area boundaries
including bulfer areas, as indicated i maps which forin a pait of the tlanning proposal, o the
Department of Planning and Environment for review and Gateway determination.

2. The planning proposal to make provision for the proposed R2 zone being subject to a minimum
ot size of 800m2 and the uitimate minimum lot size being subject to further investigation and
determination by the Council after public exhibition.

3. That upcn an aifirmative Gateway determmination being received the procedural steps
associated with the progression ol the planring provosal, including public exinbition, be
undlartaken.

4. That a further report be presentad to the Council in relation to this maiter following the
mendatory conmmunity consuitation

8. Thal the Department cf Planning and Environment be advised thal, at this stage of ihe
process, it is the Council's intention to exercise its delegated plan making functions.

A Gateway Determination was mada an 14 April 2015, It provides the following description of the
proposal:
Torezone Lot 12 DP 53811549 and part Lot 27 DF 1007134, Greenwood Flace, Lennox Head
from RUZ Rural Landseape to R2 Low Density Residential (Ballina LEP 2012) and part Lot 21
DP 1007134, Greenwood Place, Lennox Head from 1(d) Rural (Urban lnvestigation) (Ballina
LEP 1887) ic K2 Low Density Resiential (Ballina LEF 2012) to permit residential aevelopmen!.

The relevant conditions associatec with this determinetion are listed below. They inform my review
of the adequacy of the documentation submitted in support of the propasal

1. Prior to undertaking public exhibition the following studies need to ke completad:
+ Coastal Zone Impacis ahd \Vieval Amenity Iimpacts Assessment;
«  Conlaminaled Land Assessment;
+  [Due Diligence Aboriginal Heritage Assessment;
s Flora and Fauna Assessment,
*  Geotechnical Assessment (Landslp).
«  Mosqguito Management Assessment;
s« Road Noise Assessmeant,
s Services and Stormwater Management Assessmeni, and

1
15020-003

Ballina Shire Council Ordinary Meeting Attachments
24/11/16 Page 34 of 348



9.1 Planning Proposal - Greenwood Place Lennox Head.DOC

Gap Analysis Repcrt
Residental Expansion - Greernwood Flace, Lennaox Head

o land Use Conflic! Risk Assessinent.

2 Following the preparstion of the studies in condition (1) Council should determing an
appropriate minimurm lot size and prepare & map for public exhibition in accordance with the
Standard Technizal Requirements for LEF Maps. Council is to provide the Departiment with a
copy of the matenial for community consuliation for approval, as required by section 57(2) of
the EP&A Act.

3 Puor to undertaking public extibition ihe proposal s (o be armended W include a drall Larnd
Application Map and Height of Buildings Map incorporating the land ta be rezoned from 1(d)
Rural (Urban lnvestigation)  These maps are to be prepared in accordance with the Standard
Technicel Requirements for LEP Maps.

4. Consultation is requirad with the following public authoritias and agencies prior to pubiic
exhibition under saction 56(2)(d) cf the EP&A Act and/ cr to comply with the requiramenis of
relevant 117 Directions’

o NSW Primary Industries

«  Office of Environment and Heritage

Each public authority is to be provided with o cooy of the planning proposal and any relovant
supporting material, and given at lsast 21 days tc comment on tha proposal.

Relevant Strategic Plans

Far North Coast Regional Stratagy

The subject lanc 's located within a propnsed future urban release area and is also ind.cated as
being within an area of high level constraints under the FNCHS. | he proposed rezoning for
residential purposes is consistent with this strategy, subject to constraints being able to be
mitigated, Constraints in this case consist of potential land slip susceptibility and in respect fo the
sea ward sida of the hill (not part of this planning proposal) its visual significance.

Ballina Shire Growth Management Strateqy 2012

The Ballina Shire Growth Management Strategy 2012 (GMS) provides the strategic planning
context for urban development in Gallina Shire.

I'he subject lanc 's identified &s a strategic urban growth area under the GMS. The proposed
rezoning for residental purposes is therefore consistent with Council's GMS

Lennoy Head Structure Plan
The subjecl lanc Torms parl of Candidale Relzase Area H2 wilhin the Lennox Head Shucluie Plan.

Araa H2 reforred to the south-westarn portion of the “the hill behind the Lennox Head Village
Centre” site, described as the land located generaly batweer Greerwood P ace and the existing
sland ol Banssia iees. Subjectl Lo more delailed assessment (via the rezoning process) lo confinn
the area H2 as suitable for develcpment, the Lennox Head Structure Flan proposed the following:
This area was proposed to be a combination of low and medium density residential
development (L2 and M1 pursuant to Bailina LCP No. 1) 1s the preferrad use for this sita.
Any such development would need to ensure adequate buffering for road traffic noise and ke
well screened from the Coast Roed. Access fo area HZ is tc be via Gresnwood FPlace. A
built form of light weight construction with little or no excavation to minimise disruption to the
landform, is considerad appropriate for this site. Any buiidings on this site shall have a
building height lowsr than the red roof of the duplex building to north of site et 14 Blue
Horizon Orive, s0 as (o nnniniseg e visual impact ol development i ihis ared.

The minimum subdivision lot size applicable within an L2 arca was 600m<. In an M1 area, the
minimum subdivision lot size was also 600m? for a dwelling or 800m?2 for cual occupancy.

I'he area to the east of area H2, designatad as being retaned / preserved as landscape / open

space within the struciure plan, has significant scenic amenity value. Thesc qualitics ultimatcly
lead to an environmental zone being applied to this land in the draft Dallina Local Cnvironmental
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Flan. This lend is currently designated as a deferred matter within Ballina LEP 2012 and retains its
1(d) Rurzl {Lirban Investigation) zoning under the provisions of Ballina LEP 1937,

REZONING SUBMISSION

The planning propnsal is supported by a report, prepared an behall of the land owner by Planners
North, dated Oclober 2015, The report provides an identification and assessment of the site, a

description of the rezoning proposal, end a discussion of site development issues. It provides the
information required to address the relevant conditions of the Gateway determination (see above).

A Planning Fropcsal has also been praparad, which examines the proposal in relation to relevant
Environmental Mlanning Instrumants, Section 117 Directicns and other stetutory planning
requirements.

The report concludes that rezoning of tha land, < proposad, is approprata, providing the following
justification:

The subject land has been “on the books” for residential rezoning for some three decades.

The proposal is consistent with & raft of strategic planning including:

« [Ballina Local Environmernital Flan 1987 1(d) Urban Investigation Zone designation’

« [lennox Head Community Aspirations Strategic Land Use Plan, 2002;

« lennox Head Structure Flan of 2004;

« Ballina Shirs Affordability Housing Strategy of 2010;

« [allina Shire Growth Management Strateqy of 2012 This plan sets out Council's
framewark Tor managing popolalion growib in the shive and identifies (he land as
appropriate tor residential rezoming. 1 his plan was endorsed by the Depariment cf
Planning and Inirastructure in May 2013;

+  Far North Coast Regional Strategy, and

+ Ballina Shirc Community Stratcgic Plan.

Further, zoning amendment as prpased is generally consistent with relevant State
Environmental Flanming Policies and the Directions 1ssued by the Minister under Section
117 of the Environimental Planning and Assessment Acl.

Having regarc to the above Strategic planning caontax! and further research completad post-
gateway approval, we respectfully submit that this Planning Froposal is another stop
forward in the crderly and economic development of the Shire and wearrants supgort.

2. THE PLANNING PROPOSAL

The planning proposal relstss to land located at Lennox Head, adjacent to the intersecticn of Byron
Eay Road ard Greenwood Mace. The sile comprises Lot 12 DM 581159 and part Lot 21
OP 1007134

The proposal seeks to amend Ballina Local Environmenial Plan 2012 (BLEP 2012) by rezoning tha
land from RU2 Rural Landscape to RZ Low Density Residential. It also seeks to amend DBallina
Local Environmenlal Plan 1987 (BLEP 1287), which cunrenlly applies o a small parl of lhe sils al
its eastern edge, by including that area within ELEP 2012 with a zoning ot RZ Low Uensity
Residential.

In additinn ta the zoning change, the propesal requests that te following 1 FP Maps be amendec:
= Lot Size Map, with the application of a €00m? minimum lots size over the land;

= Building Heights Map, by applying a maximum height of 8.5m over the land; and

= Strategic Urban Crowth Area Map, by removing the lend from this map.
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3. RELEVANT PLANNING ISSUES

GATEWAY ISSUES

The primary issues associated with the razoning of the land as proposed are those outlined in the
Gateway detarmination (14 April 2015):

= Coastal Zone Impacts and Visua! Amonily Impacls assocssment;
= Contaminated Land Assessment;

= [lue Liligence Aboriginal heritage assessment;

= Flora and Fauna assessment;

= Geolechmical Assessment (Landsiip),

= [Mosguito Managemeitt Assessment;

= Road Noise Assessment,

= Services and Stormwater Management Assesament, and

= land Use Conflict Rigk Assessmeant.

These issues have been addressed on behall of the proponenl in the report prepared by Planners
North, dated October 2015.

Coastal Zone and Visual Amenity

The report notes thal, while the site is located within the coastal zone, it is some 500m landward of,
and elevated well above, the active beach zone. As such, the site is unlikely lo be affected by
rnastal processes, and visual amanity is the primary consideration.

The rezoning submission is supported by & Visual Amenity Assessment, preparad by design team
ink, dated July 2015,

The visual assessment has been completed within the context of SEPP 71 malters for
consideration; the NSW Coaslel Policy 1897, the NSW Coaslal Zone Desicn Guidelines 2003; and
lhe Lennox Head Stlruclure Flan 2004

The design team ink report orovides a delailed analysis of the existing visual amenity, and

analyses the nalurs of the site as viewed fram various public vantage points within the coastal

zone. n order to minimise the impact to the proposed development from kay viewing Incations, the

following specific measures have been recommended by design team ink:

= [n addition to compliance with the Ballina Shire Councii LEP maximum building heights and
DCP buiiding height planes, the maximum fimshed height of any part of the roof of 2 building
on any lot showid not be above the level of the highest part of the roof of the duplex located at
14 Blue Horizon Drive.

= The design of the building on proposed fots 7 end 1€ should ensure that no parts of the
huiding ean be seen from any part of the village cenfre, Pat Marton [ookouf, Lennox
Headland, the coastal reserve cr above the crest of the hill behind Lennox Head.

= Acoustic treatments along the Coast Road should result in a soft landscape outcome where
vegelation is the predominant clement.

= Avegelated screen at least bm wide should be incorporated slong the entire southern edge ot
the development and wrap up the esstern boundary for a distance of at leest 45m. The screen
shouwid be planted with locally native specizs tc achieve an overall screening height of at least
8.8m ahove natural ground lavel.

= Sireel rees of al least G malure height should be included within the subdivision.

= Pianting cf trees end shrubs to visually screen to & height of 6m should be included within the
Greanwood Place road reserve in front of [ of @ fo arevent views into the urhan lois from the
Coast Road

= Strengthen the ecological integrity and polential longevity of the patch of mixed Banksia
vegeiation fo the east of the Site by undertaking weed management and planting cver a 2 year
period  fencing of this vegetation to protect from livestack is recommended.
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= Minimise sky-glow’ from lighting by selecting luminaires which emit off-white fight. Ensure all
strest fighting is facing downwards and includes glare shields.

= A buill forrm of ight weight construction with lille or nio sxcavalion (o mnriiriize distuplion (o ihe
landform, is considered appropriate for the site.

The report notes that the existing visual character of the site will chanae from rural to urban, but
thal, subject o adoplion ol lhe recommendcalions, he urban development of the sile will nol resall
In significant detrimental impacts on the wisual amenity of the locality. Importantly, the report notes
that dovelopment within the zened arca will not intruce into the skyline when the hillside is viewed
from the Lennox Head Villags Centre.

I he design team Ink report includes the recommendation originally containad within the Lennox
Head Structure Man that:

Any buildings on this site shall have a building height lower than the red roof of the duplex
building to north of site at 14 Dlus  lorizan Drive, so as to minimise ths visual impact of
dzvelopment in this ares

The site levels adjacent to the site at 14 Blue Horizon Drive arc at around the same level as that
adjoining property, or slightly lower. The remainder cf the site is lower in elevation.

Ihe BLEP 2012 Height of Bulldings Map specfies a maximum height of 8 5m tor buildings on the
site. Itis considered that this oxisting cortrol will oe adequate to ensure that the objoctives
reqarding visual impact can be achievad. This can be confirmed at development application stace.

On the basis ot the assessmant, Coastal Zone Impacts and Visual Amenity Impacts co not prasent
an impediment to the rezoning of tha site, and no further information is required at this stage of the
process.

Contaminated Land

I'he rezoning submission Is supported by advice from Coffey Geotechnics Pty Ltd, dated June
2015, addressing both geotechnical and contamination issues. The advice is based on g review of
their previous assessments, undertaken in 2008

The 2008 rvestigation was a Fhase 1 Envircnmental Sile Assessment (ESA] of the whole of tha
land.

The Fhase 1 FSA found that the sife (far 27 DPI1NN7 134 and | of 12 NPAJT153) has heen used for
cattle grazing since at least the 1950°¢ to the present day. The larger portion of the site, Lot 21,
has been owned by the Condon family since 1964, The smaller partion of the site, Lot 12, has
been owned by the Roman Catholic Church since 1976 and the Condon family fron 1964 to 1976
Based cn information provided by the tities search, it appears that the site has been cwned by
farmers since being granted between 1880 and 1590

The ESA also involved collection and analysis of soills samples ftom across Lhe sile.

The resuits of the laboratory testing showed mangancse concentrations oxcocding the adopted
sail investigation levels for human health and provisional phytotoxicity in numesrous samples (13 of
19 samples) It is nonsidered that these manganese concentrations are representative of natisral
background levels and are derived trom weatherning cf the parent basalt rock matenal common in
this arca. Generally, basalt contains between 5% and 12% Mangancsec Oxide (MgO wi%).
NManganese is considered to be relatively non-toxic to animals, buf can be toxic to plants at higher
fevels Manganese is more commonly knawn for catsing niisance probiems in water supplies with
the staiming ot washing and bathroom fixtures

The remaining samples showed concenirations of other contaminants below the adoptsd soil
investigation levels.

(3.}

15020-003

Ballina Shire Council Ordinary Meeting Attachments
24/11/16 Page 38 of 348



9.1 Planning Proposal - Greenwood Place Lennox Head.DOC

Gap Analysis Repcrt
Residental Expansion - Greernwood Flace, Lennaox Head

The Phase 1 ESA identified no arzas of environmental concarn (AECs). Based on the findings of
the Phase 1 ESA and sampling and analysis of the sails, it is considerad that the site has a low
potential for contaminaltion

On the basis of Ihis reporl, Corlaininaled Land does nol present an impediment o the rezaning of
the site, and no further information is required at this stage of the process.

Aboriginal Heritage

M Cultural Heritege Duc Diligence Asscssment was undertaken by Everick Heritege Consultants
Pty Ltd in August 2015, The assessment included consuliation with the Jali Local Aboriginal Land
Council (1 Al CC}, including a site walk undertaken with a .lali Sites Officar familiar with the places of
significance within the Ballina and Lenncx Head arsas.

No Aboriginal Objects or places were located during the inspection and Jali LALC did not indicate
that any places of signifizance wera known to exist within any parts o7 the project area.

The assessment also notes:

The knoven disiribution of Abonginal sites throughout the region is elustered on the
estuary, wetlands, sand dunes and sand sheets of the coastal plain between the
Richmond River and Rroken Head | ittle evidance of Ahoriginal cultiral heritage has
been tound on low hills composed of basalt derived souls between the shoreling and
Newrybar wetlands on which the Froject Arca is located and the vast expansec of low hills
broadly described as the Alstonville plateau to the west. Ths exception within the arca
defined ahove has bean sand based soil conditions as axist in the Angels Beach estates
where Abonginal cultvral hentage has been extensive in terms of the numbers, variety
and contents of Aboriginal sites.

The assessment further notas that the site has a history of high levels of ground disturbance over
the majority of its surface. As such, the report suggests that further archasological works within
the site would not be warranted.

They note, however, that the Jal LALC have recommended that their reprasentative be on site
during future ground disturbance.

The assessment has been reviewed by the NSW Office of Fovilonmenl and Herilage (OFH), who
support the conclusions of the report.

On the basis of this report, Aboriginal Heritage does not present an impediment to the rezoning of
the site, and no furthar infarmation is required at tis stage of the process

Flora and Fauna Assessment

Peter Parker Envronmantal Consultants Pty Ltd have undertaken the flora anc fauna assessment
to support the preposed rezoning. The assessment included vegetation surveys undertaken in
2008 and 2015, It concludes.

The site 1s dominated by exotic grasses and shrubs and is ecclogically insignificant.

The reroning and subsaquent subdivision will not have a significant effect on threatened

species, their habitats or endangered ecological communities.

The assessment also included tarceted searches for Hairy Joint Grass (Arthaxorn hispidus), a
threatened plant species known in the area. It was not found on the site.

The assessment also examined the potertel for fauna habitat and concluded that no significant
habitat exisls on the sile.

In reviewing the assessment, the NSW Office of Environment and Heritage (OEH) noted that the
footprint of the planning proposal adjeins a palch of vegetation to the east but that the repcrt has
not identified nor assessed the significance of this vegetation  There is potential that the
intensification of land use that will fcllow & rezoning could result in indirect impacits to this
vegetation.
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Given that the vegetation is, however, oulside of the area proposed to be rezoned, it is considered
that the issue relates to the provision of an appropriate buffer, based on an assessment of its
biodiversity values. That assessment can be daalt with at development application stage.

Councils Environmenlal Scienlist has also reviewec lhe ecological assessment, noling.
In relation to the protection of the veqgetation qrowing in the eastern portion cf the
davelopment site, if is considered although the vegelalion is in a degraded stale any fulue
development far the site should ensure the vegetation 1s retained, buttered and rehabilitated.
As a consequence, the applicanis preforred subdivision layout that includes Lot 18 is not
supported. The proposed acoustic barrier should be designed to ensure it does not have any
impact an any native vegetation growing near its alignment This issie has nat heen
assessed by 11 the FHH.

The issues rased regarding |ot layout end desian of acoustic barrier can be determined at
Developmant Application stage.

It was alsc noted that site inspections have confinmed the south western portion of the site
represenis a surface imlersection with the groundwaler. The developrment of this area will reqguie
further consideration to ensure the groundwater will not aifact the construciability of the
subdivision.

This is also an issue hal can be adeqgualely addressed al development applicalion! design slage,
and does not prevent the prograss of the planning proposal.

On the basis of the report submitted, therefore, biodiversity does not oresent an impadimert to the
reroning of the site, and no further information is required at this stage of the process

Geotechnical

The rezoning submission is supportad by a Geotechnical Investigation Repcrt, prepared by Coffey
Geotechnics Pty Ltd. The report notes that a previous detailed assessmant of the lanc was
underlaken in 2008, associaled wilh a proposed rezoning of a wider sile. Their review ol the 2008
report notes that there have not been any changes since 2008 that would warrant further detailed
analysis.

The 2008 nvesligalions included the lesl holes acioss The sile, wilth laboralory lests camiec oul o
assess the matenal parameters ot the site’'s solls. It alsc included a slope hazard essessment.

The review of the 2008 report ellowed Coffey geotechnics to conclude that the Assessed Landslids
Risk th praperty is very Inw

On the basis of this report, Geotechnical |ssues do not present an impediment to the rezoning of
the site, and no further information is required at this stage of the orocess.

Mosquito Management

The rezonng submission is supported by a Mosguito Impact Assessment raport prepared by
Mosquito Consulling Services Pty Lid, dated July 2015,

The assessment notes that the site does not contain any masquito hreading habitat and that the
closest known mosquito hazard/ breeding area is located on Henderscn land, at least 400m to the
west. |t further notes that Byron Bay Road provides at least 30m separafion from other potantial
mosquito sites, and concluces thal the site is not likely to be subject to significant mosquito risk.

On the basis ot this repert, Mosguite Management does not present an impediment to the rezoning
of the site, and no further information is required at this stage of the process.
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Road Noise Assessment

CRG Acoustics have provided a repart, dated July 2015 to support ths proposed rezoning. The
reporl noles.
In undertaking the detailed asssssment, unattended road traffic noise measurements
were nondicted for the site, and through 30 road fraffic noise modelling, future road
naoise impacts from The Coast Road were produced. The 30 road ncise model
incorporetess the site end surrounding land topography and rcad grades which play an
important role in the propagation of traffic noise ic the subject site.

Based on the noise measuraments, future traffic predictions and future noise modalling, the report
recommends the construction cf an accustic barrier/ earth mound height of 2.0m along the Coast
Road frontage of the site. Il noles, however, thal appropriale building shell treatment will be
requirad for future dwellings, both at ground and first floor levels.

Dased on this report, it is reasonakle to conclude that successful noise reduction treatments can
be delermined, and the delail of such trealiment can be developed, based on further delailzd
assessment, at future subdivision application stage.

On the basis of this report, Road Noise does nct present an impediment to the rezoning of the site,
and no further information is required at this stage of the process

Services and Stormwater Management
GeoLINK have provided a Services Report ta support the rezoning.

Waler Supply

The report notes thal there is an existing water supply service in the vicinity of the site, with a
supply man running in a north-south cirection glong Gresnwood Place, along the western
bouncary of the site and across the Coast Road to Greenfield Road. Other mains exist within the
Coast Road.

The sita is witnin the area proposed to receiva recycled water from the Ballina Shire recyced water
network. As such, the davelopment needs to be designed and constructed with a dual water
supply. The recycled water supply is nol yet available at the site

The ‘peak day’ waler demand has been calculated, based on anlicipatad subdivision yields, at
36 kL/day for drinking water and 21 kL/day for recycled waler. The ‘peak nstantansous’ water
demand is calculated as 2.8 L's for ooth drinking water and recycled water.

The potential for future cevelopment of the subject site was taken into account in the davelopment
of Council's Development Servicing Plan (DSP) — Watar Supp'y Infrastructure. The sitz was
identified as site 'LHS" in the DSP and assigned an estimated demand of 30 ET. The suggested
subdivision layouts provided to support the rezoning are significantly less than 30ET.

No upgrades to the exisling water supply network are required as a result cf the proposed
development, aside from those already planned and costed as part of the DSP.

Sewerage

I'here Is an existing sewerage network in the area, with three existing sewage pumping stations
that could be used. All wastewater from Lennox Head is ultimately transferred to the Lennox Head
Sewaae Treatment Plant, located west of Skennars Head.

The proposed development would generate an acditional design load of approximately 2 09 Lis to
the exisling sewsrage network. This comprises a peak cry weather flow of 0.81 L/s, groundwater
infiltratior flow of 0.04 L/s and an inflow and infiltration flow of 1.24 L/s

The potential for future cevelopment of the subject site was taken into account in the davelopment
of Council's Development Servicing Plan (DSP) —\Wastewater Infrastructurs. The site was
identified as site 'LHS" in the CSP and assigned an estimated demand of 30 ET. The suggested
subdivision layouts arovided to support the rezaning are significantly less than 30ET.
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Depending on connection to one of the three existing pumping stations, there would either b2 no or
minimal upgrades to existing infrastructura. Details of that connection can be addressed at
subdivision stage and do not impeds the rezoning of the land.

Slormwaler

There are existing stormwater pit and pipe networks in the vicinity of the site that could be used to
service lhe sile

In erder to gain devclopment approval, subdivision of the sitc would need to demonstrate that poak
stormwater flows leaving the site in the post-development situation do nct exceed the
predavelopment peak flows

A standard stormwater collection and conveyance system wculd be suilebls for the proposed
development. This would comprise kerk inlet pits and underground pipes for conveyance of minor
storm flows, combined with cverland flow paths alorg the roads for conveyance o major storm
flows .

Based ur the polenlial allolmenl layouls prepared in supparl of the rezening, Lhe development is
likaly to have impervious surfaces (i.e. roof, road pavement) covering approximately 35 — 30% of
the sitc.

The polenlial allotment layouls idenlily a ‘prooosed dzlenlion’ aread in the soulh-weslem cormer of
the sile. 1his implies that the proposed approach to stormwater management would be the
provision of a stormwater basin to provide detention and treatment of stormwater at this location.

On-Site Stormwater Netantinon may na langer be required pursuant to Council’s contemporary
Stormwater Management Standard for Development. It is apparant, however, that stormwater will
be able to be managed in accordance with Council's requiremants. This can be a matter for
design at Davelopment Applicatior stage.

Electricity

There is an existing overhead power line running along the western boundary of the site. An
clectricity pole with a transformer is located approximately in the location of the proposed road
connection to Greenwoed Flace,

It 1s Iikely that the existing transformer would need to be upgraded, but there are nc apparaent
impcciments to that upgrade.

Telecomminications
An existing network is in plece and can accommodate the anticpated development.

On the basis of GeolLINK's report, Servicing and Stormwatar do not present an impediment to the
rezoning of the site, and no further information is required at this stage of the process.

Land Use Conflict Risk

The Lanc Lse Conflict Risk Assessment (LUCRA) praparad by Land & Fire Assaessments Pty Lid
dated June 2015 considers two potential subdivision layout options and addresses Council's DCP
requirements.

The potential for conflict arises &s the residue cf Lot 21 (land east of the subject ste) will remain as
cleared land with low scale cattle grazing. Having residential lots abutling rural lands used for
catfle grazing cen raise a number of 'end use conflicts for future residents

The LUCRA demonstrates that the potential for conflict can be managed through the subdivision
design process, to provide appropriate buffers between residantial lots and the adjoining rural land.

A= such, Land Use Conilict does not present an impediment to the rezoning of the site, and no
further information is required &t this stage of the process.
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Gap Analysis Repert
Residental Expansion - Greernwood Flace, Lennaox Head

RESIDENTIAL LOT SIZE

I'he figure below Is an extract from the Bzllina Local Environmeantal Plan 2012 Lot Size Map for this
locality.

The relavant existing minimum lot sizes in the
locality are:

5 800m? Applies to most of The Village'
areas; to the area immediately
adjoining the site; and ncminated
lots to the west;

M 600m2  Applizs to most of the lots west of
the site: and

U2 1200m? Applizs in the Greenfeld Rd
subdivision Lo Lhe suuth.

Nespite a minmum lots s7e of BA0M2 applying to
lend nerth of the site (‘ronting Blue Seas Parade),
the average Ict size immediately adjoining the site
bouncary is approximately 650m2,

L_ots to tha north-west, where a 600m< minimum
lot size dominates, have an everage size of
726m?.

Council’s resclution of 26 March 2015 suggested a minimum lot size of B0Cm< for the site, but
indicated that the ultimate lot size could bz considerad fellowing public exhikition.

The proponent has provided two conceot layout plans, shown below; cre basec on an §00m? Iot

subdivision approach, which yields 14 lots, and another based on a minimum 600m? ot area,
yielding 18 lots.

The final subdivision pattern would need to be further refined st Dovelopment Aoplication stage.

? B LAYOS T 0’ LAYOU T
However, both layouts are considered to be generally consistent with the existing subdivision
pattern and residential cnaracter of the locality
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Gap Analysis Report
Residential Expansion - Greenwocd Place, Lennox Head

A yield based on G00mM? minimum lot size oplimises the use of the land, and could therefore be
supported. 1t is recommended that both Iot size options be included in the public exhibition of the
planning proposal, tc allow for community comment regarding ths issus.

4, CONCLUSION

Eased an the assesemeant of the documentation submitted in support of the planning proposal, no
furtner information is required prior to the public exhibition of the propcsed rezoning.

Rob van lersel
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