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Appendix 5 - Report to the Council on 26 February 2015

9.2

LEP A di Req - Gr d Place, Lennox Head

9.2

LEP Amendment Request - Greenwood Place, Lennox Head

Delivery Program Strategic Planning

Objective To present the Council with a proposal to amend the
Ballina Local Environmental Flan 2012 to rezone land
located at Lot 12 DP 581159 and part Lot 21 DP
1007134 being land located on the north eastem
comer of Byron Bay Road and Greenwood Place,
Lennox Head and to sesk direction in relation to the
further progress of the matter.

Background

In December 2014, Council received a request to amend the provisions of the
Ballina Local Environmental Plan 2012 (the BLEP 2012). The request would
have the effect of rezoning the land descnbed above from zone RU2 Rural
Landscape to zone R3 Medium Density under the instrument and apply a
450m° minimum lot size for future development.

The LEP amendment request relates to land contained within a Strategic
Urban Growth Area as identified on maps which form a part of BLEP 2012.

The proponent is the Trustees of the Roman Catholic Church, Diocese of
Lismore who are also the owners of Lot 12 DP 58115S. This lot is located on
the comer of Byron Bay Road and Greenwood Place, Lennox Head. The
planning proposal also includes part of the adjoining Lot 21 DP 1007134
which is owned by the Condon family.

The Condon family was notified by Council staff that a planning proposal had
been submitted and was invited to make comment. At the time of preparing
this report a response had not been received.

The LEP amendment request is contained in Attachment One. The land the
subject of this LEP amendment raquest is illustrated in the site plan confained
in Attachment Two.

This report provides an overview of the LEP amendment request and seeks
the Council's authorisation for the preparation of a planning proposal to
progress the amendment.

Key lssues

+ Suitability of land for residential zoning and development.
+  Minimum applicable lot size.
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Information

Zoning — Ballina LEP 2012 and Ballina LEP 1387

The subject land is zoned RU2 Rural Landscape under the provisions of the
Ballina Local Environmental Plan 2012 (BLEP 2012). That part of Lot 21
which does not form a part of this LEP amendment request is designated as a
deferred matter under the provisions of BLEP 2012 and retains its 1(d) Rural
(Urban Investigation) zone under the provisions of Ballina LEP 1987

Attachment Three contains a map which shows the zones that apply to the
subject land.

The LEP amendment request relates to land which is designated as a
Strategic Urban Growth Area (SUGA) under the provisions of BLEP 2012. The
subject land has an area of approximately 2.1 hectares and a frontage of
approximately 91.4 metres to Greenwood Place and 180 metres to Byron Bay
Road.

A minimum 40 hectare lot size is currently applicable to the subject land. The
proponent's original submission indicates that a minimum lot size of 450m” for
future development was proposed.

Subsequent discussions with the proponent’s planning consultant, Mr Stephen
Connelly — Planners North, resulted in a subdivision concept plan being
submitted which provides for a future minimum residential lot size of €00m®.

The subdivision concept plan also provides a connection with Blue Horizon
Drive and incorporates an additional lot (Lot 8) which is located partly outside
the boundaries of the SUGA area. In total the plan_hdicatss_!hat 21 residential
lots are proposed with lot sizes ranging from €00m” to 680m"~.

In respect to one lot, and the connection o Blue Horizon Drive, being located
partly cutside the boundary of the SUGA area this considered o be
acceptable at this stage of the rezoning process. Roads are a permitted use
within the 1(d) Rural (Urban Investigation) zone under the provisions of Ballina
LEP 1987.

A road connection as proposed would improve connectivity for the proposed
subdivigion, as well as the existing residential area to the north, and is
therefore seen as a potential positive feature of this proposal.

Conversely, established residents in Blue Horizon Drive may be opposed to
the development generally, and to a proposed road connection in particular,
as they see their existing quiet enjoyment being diminished. This would be a
matter for the Council’s future deliberation if the planning proposal is initiated.

The proposed additional lot shown on the subdivision concept plan is also
considered to be a minor issue at this stage of the process. If ulimately found
to be reasonable, following consideration of land constraints, it will result in the
rezoning of approximately 400m° more land than curently contained within

the SUGA area.
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Should the Council resolve to prepare a planning proposal then the issue of
the additional lot located partly outside of the designated SUGA area will be
able to be further considered.

This would be factored in as an adjustment to the initial LEP amendment

request made by Planners North when preparing the planning proposal
documentation for Council to review.

Attachment Four contains the subdivision concept plan.

The proponent’s planning consultant was advised through discussion that a
450m* minimum lot size would not be supported at a Council staff level having
regard to applicable land constraints such as topography and landslip nsk
affectation.

In this respect, lot sizing in the range of 600 to 300m°, pending further
investigation of site constraints, is considered to be more appropnate.

An 800m” minimum lot size is currently applicable to the residential lots which
adjoin the subject land along its northemn boundary and a 600m* minimum lot
size is applicable to residential lots to the west of the subject site.

The submitted subdivision concept plan, and minimum 600m® minimum lot
size, requires further investigation as to appropriateness but is considered
reascnable at this stage of the rezoning process. Investigation of land
constraints impacting on the land such as topography, landslip affectation and
any buffer areas required to rural land uses will uftimately be used to
determine whather a minimum lot size of 600m" is able to be supported.

Ballina Shire Growth Management Strategy (GMS)

The subject land is identified as a strategic urban growth area under the
Council's adopted GMS (aside from the proposed Lot 8 and Blue Horizon
Drive road connection as discussed above).

Given that the sile is identified as a potential future urban area, the proposed
rezoning for residential purposes is generally consistent with Council's local
urban planning framework.

Lennox Head Structure Plan (LHSP)

Part of the subject land (Lot 12, DP 581159) is designated as a Candidate
Release Area within the LHSP. Whilst the LHSP map did not extend the
Candidate Release Area over part Lot 21 DP 1007134 there is a clear intent,
within the written structure plan document, 1o extend the Candidate Release
Area up to the then existing stand of Banksia trees, located east of
Greenwood Place, upon Lot 21,

It is the line of trees located on Lot 21 which subsequently formed the eastern
most extremity of the SUGA designated area within BLEP 2012
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Far North Coast Regional Strategy 2006 (FNCRS)

The subject land (aside from the proposed Lot 8 and Blue Horizon Drive road
connection as discussed above) is located within a proposed future urban
release area and is also indicated as being within an area of high level
constraints under the FNCRS.

The 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 to the seaward
side of the hill (not part of this planning propeosal) its visual significance.

Site Assessment

The proponent has not examined applicable land constraints in any significant
detail. A more detailed site investigation will be required post Gateway
determination. This investigation will be required to include the issues detailed
in the table below which have been identified as being of relevance to this

planning proposal:
Issue Comment
ICWSW Z::t The subject land is located within the coastal zone.
mpacts a
Visual Amenity | Consideration of relevant matters as :pedfhd in Clause B of
Impacts SEPP 71 - Coastal Protection and Appendix C — Table 3 of the

NEW Coastal Policy is required. This includes issues associated
with visual impacts.

The Cecastal Zone Design Guidelines 2002 are also requirad to
be considered. Consideration of potential building envelopes and
subdivision lot design will be required.

Due Diligence Cultural hertage significance associated with the land requires

Aborginal assessment
Heritage
Assessment
Ecological Potential flora and fauna impacts require assessment.
Matters
Geotechnical This is covered in the landslip consideration below. Scils are
Investigation prone to erosion, and mass movemant of soil has previously
been an iszue with the past development of nearby land.
Land Site history is unclear. although it appears the land has been
Contamination | used for grazing for 50 years. A preliminary site investigation is
wamranted
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Issue Comment
Land Slip The subject land is located within an area identified as being

susceptible to land slip (Coffey Partners Pty Lid). More detailed
investigation is required 10 det2rmine the degree of risk
associated with landslip and its impact on any potential
residential subdivision.

The Roman Catholic Church land iz designated as a Category 2
landslip area. Site levels vary from approximately 22m to 38m
AHD according to the 2 metre contour map.

The Condon land is designated as a Category 1 landslip
susceptible area. Site levels acoss the whole of this land vary
from 3m 1o 56m AHD. but levels for the land which forms a pan
of this planning proposal vary from approximately 30 to 42m

AHD.
Land Use The compatibility of non-intensive agricultural land uses, if
Conflicts proposed 1o be continued upon part Lot 21, with residential uses

proposed for Lot 12 and part Lot 21 requires consideration. A
basic Land Usa Conflict Risk Assessment (LUCRA) should be
undertaken to determine the extent of any buffer arsas required if
agricultural uses such as cattle grazing are proposed.
Clarification from the proponent in respect to this matter i

required.
Maosquito An entomologist’s report may be required which demanstrates
Manag t pliance with DCP 2012 - Chapter 2, Section 3.8 — Mesquito
Management.
Road Noise An assessment related to road noise impact issues is required to
|ssuss be prepared in accordance with the provisions of the NSW Road

Traffic Moise Palicy. The required acoustic report will ensure that
any acoustic walls, mounds, setbacks or cther attenuation
measures are able to be incorporated into the future subdivision
development, having regard to proposed minimum lot sizes.

Traffic and Assessment is required to determine the optimal arrangements
Access for site access considering both Greenwood Place and Blue
Heorizon Drive. Consideration of traffic impacts on the
surrounding residential area is also required.

Services and A stormwater management report will be required which

Stor &K issues related to on-site stormwater detention and
Management location of bio filtration areas if proposed, and associated points
Report of discharge. A concept sewer design which is able to
demonstrate a satisfactory tion to the existing network is
also required.
Sustainability Considerations

* Environment
The subject land is substantally cleared of trees and containg
predominately grass and weed species. The significance of this
vegetation, as well as the impact of any proposed subdivision on
adjoining flora and fauna communities, would be required to be
assessed further if the planning proposal proceeds.
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At this stage the proponent has indicated that as the site has been
used for agricultural purposes for some five decades no critical habitat
or threatened species exist on the site. Whilst this may well be the
case, no supporting specialist advice has been submitted to support
thie statement.

*  Social
The potential for adverse social impact is considered to be limited
given the infill nature of the proposed LEP amendment request.

* Economic
Economic impacts iated with the rel of additional residential
land in a desirable location are considered to be positive.

Legal /| Resource | Financial Implications

There are no significant resourcing or financial implications associated with
the further processing of the LEP amendment. Subject to the Council's
decigion, the next step in the process would be to prepare a planning proposal
suitable for submission to the Department of Planning and Environment
(CP&E) for Gateway determination.

Foliowing a favourable Gateway determination the applicant would be
requested to submit additional information which addresses identified land
constraint issues, as generally referred to above.

Council’s adopted fees and charges associated with LEF amendments would
be applied to the further processing of the reguest.

Consultation

There has been no consultation undertaken, with either the community or
govemmen! agencies, in relation 1o this LEP amendment request to date as
the matter is in the initial phase.

Should the matter proceed, an affirmative Gat y determination will advise
of consultation reguirements with government agencies and the community.
Community engagement would then occur following assesement of the
required additional information, and in accordance with the Gateway
determination,

Options

1. Proceed to prepare a planning proposal for the application of an R3
Medium Density Residential zone to the subject land

This approach would authorise the preparation of a planning proposal for
Gateway determination. The proposal would be reported to the Council for
further consideration prior to its submission to the Gateway panel.
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While it is considered that additional information is required to finally
determine the most appropriate minimum lot size, and future subdivision
configuration, the land the subject of the LEP amendment request appears to
be generally suitable for a medium density residential zoning to enable a
range of residential land uses. The planning proposal to be prepared for
submission to the DP&E would identify that further investigation of land
constraints would be required to confirm the suitability of the 600m® minimum
Iot size as shown on the subdivision concept plan. It would also be prepared
to include the area of the proposed Lot 8 and the Blue Honzon Drive road
connection as part of the area proposed for residential development to enable
further asseasment of these matters.

This option is the preferred and recommended approach, given the site's
strategic planning context as referred to earlier in this report.

2. Defer or amend the planning proposal.

This approach is not recommended given:

* the proposed rezoning is substantially limited to an area which has been
designated as a Strategic Urban Growth Area (SUGA) in Ballina LEP 2012
and within the Ballina Shire Growth Management Strategy; and

* the proposed LEP amendment is generally consistent with Council's
strategic land use planning framework for the locality.

Council could, however, determine at this stage that it will not support the
rezoning of approximately 400m” of land located outside the SUGA area (the
proposed Lot &) or the road link to Blue Horizon Drive and require the
subdivision concept plan to be amended prior to the planning proposal being
prepared. Equally, this same decision could be made later, once the Council
has had the benefit of receiving a further report relating to the various
technical issues, and has received community feedback, particulary from
nearby residents, following formal public exhibition of the planning proposal.

3. Cease further action in relation to the planning proposal.

For the same reasons outiined in relation to Option 2, this approach is not
recommended.

Importantly, the Council can elect to discontinue a planning proposal at other
stages of the LEP amendment process if considered appropriate. That said
however, and as the Council is aware, certain recourse procedures are now
available to proponents if they were dissatisfied with such a Council decision.
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5.2 LEP A

di R -G d Place, Lennox Head

RECOMMENDATIONS

1.

That Council prepare a planning proposal for the application of an R3
Medium Density Residential zone over Lot 12 DP 581159 and that part
of Lot 21 DP 1007134 designated as a Strategic Urban Growth Areain
Ballina LEP 2012 as well as incorporating the road link to Blue Horizon
Drive and the area of the proposed Lot 8.

2. That the subdivision potential and associated minimum ot gize for the
possible future development of Lot 12 DP 581159 and part of Lot 21 DP
1007134 be determined following assessment of additional technical
information.
3. That for the purpose of supporting further investigation, the planning
propoeal is to identify a minimum lot size for subdivision of 600 m*.
4. That a further report be presented fo the Council documenting the
planning proposal prior to its submission for Gateway determination.
Attachment(s)
1. LEP Amendment Reguest
2. Site Plan
3.  Cumrent Zoning Plan
4. Subdivigion Concept Plan
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9.2 LEP A d t Request -G d Place, Lennox Head
9.2 LEP Amendment Request - Greenwood Place, Lennox Head
2602151 RESOLVED
(Cr Paul Worth/Cr Susan Meehan)
1. That Council prepare a planning proposal for the application of an R2
Residential zone over Lot 12 DP S81159 and that part of Lot 21 DP
1007134 designated as a Strategic Urban Growth Area in Ballina LEP
2012 as well as incorporating the road link to Blue Horizon DCrive and the
area of the proposed Lot 8.
2. That the subdivision potential and associated minimum lot size for the
possible future development of Lot 12 DP S81159 and part of Lot 21 DP
1007134 be determined following assessment of additional technical
information.
3. That for the purpose of supporting further investigation, the Qlanni-n;
proposal is to identify a minimum lot size for subdivision of 800 m~.
4. That a further report be presented to the Council documenting the
planning proposal prior to its submission for Gateway determination.
FOR VOTE - Cr David Wright, Cr Jeff Johnson, Cr Keith Wililams, Cr Susan
Meehan, Cr Ken Johnston, Cr Paul Worth and Cr Robyn Hordern
AGAINST VOTE - Cr Sharon Cadwallader, Cr Keith Johnson and Cr Ben
Smith
Ballina Shire Council Ordinary Meeting
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Appendix 6 — Extract from Site Contour Map and QObstacle Limitation Surface

Map

Extract from Site Contour Map

Planning Proposa — May 2016
Greenwood Flace Lennox Head

RL 42m AHD
contour —interval
2 metres

Light Green colour
delineates extent
Strategic Urban
Growth Area

RL &6m AHD

RL 22m AHD
confour —interval 2
metres

Approximate
location of

subject land
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Appendix 7 — 2028 ANEF Contour Map
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Appendix 8 - Extract from Northern Rivers Farmland Protection Project 2005

Approximate
location of subject
land

LEGEND

State Significant Farmland
Regionally Significant Farmland
[ ") Significant Non-Contiguous Farmland
Other Rural Land
Committed Urban Uses and Rural-Residential Zones
National Parks, State Forests

Land outsice Northern Rivers Catchment Management Area

= Highways - Land Parcel Boundary
—— Major Roacds Catchment Management Board Ecundary
—+—— Railways = = = | pzal Government Boundary
\Watercourses
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Appendix 9 — Subdivision Concept Plans

Plan 1 - 600m? Minimum Lot Size Proposal
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Plan 2 - Mixed 600m? and 800m? Minimum Lot Size Proposal

ROMAN CATHOLIC CHURCH, LENNOX HEAD
ALLOTMENT LAYOUT - 800m? - B00m* Option
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Plan 3 - 800m* Minimum Lot Size Proposal

ROMAN CATHOLIC CHURCH, LENNOX HEAD
ALLOTMENT LAYOUT - ALLOTMENT LAYOUT - BOUM* + Opticn
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Appendix 10 - Report to Council 26 March 2015

9.2 LEP Amendment - Greenwood Place, Lennox Head

92  LEP Amendment - Greenwood Place, Lennox Head
Delivery Program Strategic Planning

Objective To present the Council with a planning proposal to
amend the Ballina Local Environmental Plan 2012 to
rezone an area predominantly designated as a
Strategic Urban Growth Area located on the north -
eastern comner of Greenwood Place and Byron Bay
Road Lennox Head to R2 Low Density Residential.

Background

The Council, at its Ordinary Meeting held on 26 February 2015, considered a
request to amend the Ballina Local Environmental Plan 2012 (Ballina LEP
2012), refating to land owned by the Roman Catholic Church and the Condon
family (Lot 12 DP 581159 and part Lot 21 DP 1007134).

The onginal LEP amendment request sought the rezoning of this land from
RU2 Rural Landscape to R2 Medium Density Residential zone.

The LEP amendment request relates to land predominantly contained within a
Strategic Urban Growth Area (SUGA) as identified on maps which form a part
of BLEP 2012.

A very small section of the site, as subsequently identified in a subdivision
concept plan, is located outside of the SUGA area and forms part of a
defermred matler area under Ballina LEP 2012

This land retains its 1(d) Rural (Urban Investigation) Zone under the provisions

of Ballina LEP 1987. Its inclusion within the planning proposal is required so
as to facilitate a possible road access to Blue Horizon Drive.

In relation to this matter, the Council resclved as follows [Minute
No.260215/10]:

1. That Council prepare a planning proposal for the application of an R2
Residential zone over Lot 12 DP 581159 and that part of Lot 21 DF
1007134 designated as a Strategic Urban Growth Area in Ballina LEF
2012 as well as incorporating the road link to Biue Honzon Dnive and the
area of the proposed Lot 8.

2 That the subdivision potential and associated minimum lot size for the
possible future development of Lot 12 DP 581159 and part of Lot 21 DP
1007134 be determined following assessment of additional technical
information.

3. That for the purpose of supporting further investigation, the planning
proposal is to identify @ minimum lot size for subdivision of 800 m*.

4. That a futher report be presented to the Council documenting the
planning proposal prior to its submission for Gateway determination.

The planning proposal has now been prepared and forms Attachment One to

this report.
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The purpose of this report is fo seek the Council's endorsement of the
planning proposal for submission to the Department of Planning and
Environment (DP&E) to obtain a Gateway determination.

Established practice in relation to this type of LEP amendment is for the
Council to receive the planning proposal documentation for consideration
(following initial commencement of an LEP amendment process) with a view
to determining whether the matter should progress to Gateway determination.

Key Issues

= Suitability of land for residential zoning and development.
« Minimum applicable lot size.

Information

The planning proposal applies an R2 Low Density Residential zone to the
subject land with a minimum lot size of 800m®. Provision is also made to alter
the boundaries of the Strategic Urban Growth Area and associated buffers
which arise following the rezoning of the subject land.

At this stage of the process a number of site specific studies and assessments
have been identified as being required. These are listed below and should be
required to be prepared post Gateway determination and prior fo public
exhibition of the proposal:

Contaminated Land Assessment,

Coastal Zone Impacts and Visual Amenity Impacts Assessment,
Geotechnical Assessment (Landslip),

Due Diligence Aboriginal Heritage Assessment,

Services and Stormwater Management Report,

Land Use Conflict Risk Assessment,

Flora and Fauna Assessment,

Mosquito Management Report, and

Road Noise Impact Assessment Repart.

® & & 4 & 4 8 4 s

These technical studies will be prepared by or on behalf of the property
owners and presented to Council for assessment and review. Costs incurred
by Council (including payment for peer review of the studies) will be borne by
the landowners.

The proponents initially requested a 450m? minimum lot size be applied 1o the
future subdivision of the land. Following discussion with the proponent a
subdivision concept plan was submitted which incorporated 21 lots in a lot
size range from 600m? to 680m°.

The report to the Council's Ord'nar'zy Meetjn% on 26 February 2015 indicated
that a lot size range between 600m* to 300m*, pending further investigation of
site constraints, was considered to be more appropriate.

In respect to minimum lot sizes, the Council subsequently resolved that an
800m* minimum lot size is to be identified within the planning proposal.

Ballina Shire Council Ordinary Meeting of Ballina Shire Council
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The Council however, also resolved that potential and associated minimum lot
size for the possible future development of Lot 12 DP 581159 and pari of Lot
21 DP 1007134 be determined following assessment of additional technical
information.

Consistent with Council’s resolution the afttached planning proposal makes
provision for an 800m? minimum lot size over the subject site_ It also indicates
that final determination of the applicable minimum lot size will be made
following the detailed assessment of site constraints post public exhibition.

Subsequent to the above Council resolution, the proponent has submitted two
subdivision concept plans, one of which provides for a minimum lot size of
800m’ and the other for a part 600m® and part 800m° minimum lot size
scheme.

The relative merits of these options cannot be determined at this stage until
specialist reports dealing with site constraints are submitted and assessed.

Whilst 800m? has been nominated as the minimum lot size by the Council at
this stage of the process it may also be the case that a larger minimum may
be required depending, for example, on the extent of buffer areas (if any)
required to the adjoining rural zoned land. Similarly, justification for a lot size
below 800m? for part of the site may also be established.

The proponent's revised subdivision concept plans form Attachment Two to
this report.

The attached planning proposal indicates that the LEP amendment request is
generally consistent with the applicable strategic planning framework,
including the Far North Coast Regional Strategy 2006, the Ballina Shire
Growth Management Strategy and the Lennox Head Structure Plan.

Applicable State Government environmental planning policies and directions
under section 117 of the Environmental Planning and Assessment Act are
also addressed. No barriers to this LEP amendment request progressing to
Gateway determination have been identified.

Sustainability Considerations

» Environment
The subject land is substantially cleared and contains mainly grass
and weed species. Whether any of this vegetation and associated site
fauna is of environmental value is proposed to be subject to further
assessment. The assessment will be required to undertaken prior to
public exhibition if the planning proposal proceeds further.

It is also noted that a visual impact assessment of possible future
development will be undertaken, due to the land's elevation and
prominence.

» Social
There is a variety of social issues to consider in relation to the
proposal, including implications for scenic and amenity values. These
matters can be assessed in detail prior to public exhibition if the
planning proposal proceeds further.
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+ Economic
The proposal has the potential to result in a number of positive
economic impacts associated with construction and infrastructure.
These matters can be further considered prior to public exhibition.

Legal / Resource / Financial Implications

There are no specific legal implications associated with this proposed LEP
amendment at this time.

In the event that Council wishes to advance this proposal, the proponent will
be required to meet various processing costs, in accordance with the
Council's adopled schedule of fees and charges.

Progress of this matter can be accommodated within the Strategic and
Community Facilities Group work program.

Consultation

Consultation with relevant Governmeni agencies will be required post
Gateway, and following the submission of technical reports. The agency
proposed tO be consulted at this stage is the Department of Primary
Industries.

Options

1. Endorse the planning proposal for submission fo the DP&E for Gateway
determination.

This is the preferred and recommended option.

The proposed LEP amendment primarnily provides for the rezoning of an area
identified as a Strategic Urban Growth Area within Ballina LEP 2012. Itis also
consistent with the applicable strategic planning framework established for
Lennox Head. A potential adaditional beneft arising from this amendment
request will be improved road access connectivity between Greenwood Place
and Blue Horizon Drive. However, more may be said about this when
neighbounng property owners have been consulted through a formal public
exhibition process.

The issue of applicable minimum lot size is proposed to be further addressed
through the examination of site constraints and associated technical reports.
The planning proposal as prepared however, incarporates a minimum lot size
of 800m? for the site.

In relation to this matter the Council will also have further opportunity to
consider the proposal prior to the matter being finalised and after public
exhibition following Gateway determination.

2. Require the proponent to submit additional information for incorporation
into the planning proposal prior to submission o the DP&E for Gateway
determination

This approach is not recommended given:
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« the additional information identified consists primarily of specialist
reports. Council's approach has been to require these once the LEP
amendment request has obtained the greater certainty associated with
a Gateway determination.

= the proposal is generally consistent with the applicable strategic
planning framework and relevant State Government directions.

3. Cease or defer processing of the LEP amendment request.

The Council may decline or defer the consideration of the requested LEP
amendment. For the same reasons outlined in relation to Option 2, this
approach is not recommended.

Importantly, the Council can elect to discontinue a planning proposal at other
stages of the LEP amendment process if considered appropriate. That said
however, certain recourse procedures are now available to proponents if they
were dissatisfied with such a Council decision.

Delegation of Plan Making Functions

The Gateway submission to DP&E is required to address whether the Council
is proposing to exercise plan-making delegations in finalising the LEP
amendment. This means staff would liaise directly with Parliamentary
Counsel to finalise the drafting of the amendment for implementation following
public exhibition and the Council “signing off” the proposal.

Although there are resourcing implications for Council (more staff time in
processing), it is recommended that the Council provide an indication at this
stage that it is proposing to exercise its delegation in this instance. Under this
approach, the Council would make its final decision on whether to exercise its
delegations at the time of deciding on the finalisation of the amendment post
public exhibition.

RECOMMENDATIONS

1. That Council authorises the submission of a planning proposal, to amend
the Ballina Local Environmental Plans 1987 and 2012, to apply an R2
Residential zone over Lot 12 DP 581159 and part of Lot 21 DP 1007124,
and aller the Strategic Urban Growth Area boundaries including buffer
areas, as indicated in maps which form a part of the planning proposal, to
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 lot size of 800m* and the ultimate minimum lot size
being subject to further investigation and determination by the Council
after public exhibition.

3. That upon an affirmative Gateway determination being received, the
procedural steps associated with the progression of the planning
proposal, including public exhibition, be undertaken.

4. That a further report be presented to the Council in relation to this matter
following the mandatory community consultation.
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5. Thatthe Department of Planning and Environment be advised that, at this
stage of the process, it is the Council's intention to exercise its delegated
plan making functions.

Attachment(s)

1. Attachment One - Planning proposal
2. Attachment Two - Subdivision Concept Plans

26031513 RESOLVED
(Cr Paul Worth/Cr Ben Smith)

1. That Council authorises the submission of a planning proposal, to amend the Ballina
Local Environmental Plans 1987 and 2012, to apply an R2 Residential zone over Lot 12
DP 581159 and part of Lot 21 DP 1007134, and alter the Strategic Urban Growth Area
boundaries including buffer areas, as indicated in maps which form a part of the planning
proposal, to the Depariment 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 lot size of 800m? and the ultimate minimum lot size being subject to further
investigation and determination by the Council after public exhibition.

3. That upon an affirmative Gateway determination being received, the procedural steps
associated with the progression of the planning proposal, including public exhibition, be
undertaken.

4. That a further report be presented to the Council in relation to this matter following the
mandatory community consultation.

5. That the Department of Planning and Environment be advised that, at this stage of the
process, it is the Council's intention to exercise its delegated plan making functions.

FOR VOTE - All Councillors voted unanimously
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Appendix 11 — Gateway Determination 14 April 2015

SW Planning &

v | ENViron

ECORDS
SCANNED

15 AFR 2015

fef PP_2015_BALLI_D04_DO (1505827)

Mr P HIOkB'{ 'sut ref  Greenwood Place Lennox Head (1668)

General Manager Doe No: ...
Ballina Shire Council | 8aigh No: ..,
PO Box 450

Ballina NSW 2478

Dear Mr Hickey
Planning proposal to amend Ballina Local Environmental Plan 2012

I am writing in response to your Council’s letler dated 1 April 2015 requesting a
Gateway determination under section 56 of the Environmental Planning and
Assessment Act 1979 (EP&A Act) in respect of the planning proposal to rezone Lot 12
DP 581159 and part of Lot 21 OP 1007134, Greenwood Place, Lennox Head from RU2
Rurai Landscape to R2 Low Density Residential (Ballina LEP 2012) and part cf Lot 21,
DP 1007134, Greenwood Place, Lennox Head from 1(d) Rural (Urban Investigation)
(Ballina LEP 1987) to R2 Low Density Residential (Ballina LEP 2012) to permit
residential development.

As delegate of the Minister for Planning, | have now determined the planning proposal
should proceed subject to the conditions in the attached Gateway determination.

| have also agreed, as delegate of the Secretary, the planning proposal's
inconsistencies with $117 Directions 1.2 Rural Zones, 1.5 Rural Lands and 5.3
Farmland of State and Regional Significance on the NSW Far Nerth Coast are justified
and of minor significance. No further approval is required in relation to these Directions.

Council will still need to obtain the agreement of the Department's Secretary to comply
with the requirements of $117 Direction 4.2 Mine Subsidence and Unstable Land.
Council should ensure this occurs prior to the plan being made.

Plan making powers were delegated to councils by the Minister in October 2012, Itis
noted that Council has now accepted this delegation. | have considered the nature of
Council's planning proposal and have decided to issue an authorisation for Council 1o
exercise delegation to make this plan.

The amending Local Environmental Plan (LEP) is to be finalised within 12 months of the
week following the date of the Gateway determination. Council should aim to
commence the exhibition of the planning proposal as soon as possible. Council's
request to draft and finalise the LEP should be made directly to Parliamentary Counsel's
Office 6 weeks prior 1o the projected publication date. A copy of the request should be
forwarded to the Department of Planning and Environment for administrative purposes.

The State Government is committed to reducing the time taken to complete LEPs by
tailoring the steps in the process to the complexity of the proposal, and by providing

Naringm Mt‘“‘\- 49 Victona 52 Gramon NSW 2460 | Locked Ea) D022 Grafon NISW 2660
T. 02 8841 6800 | F. D2 8841 8601 E: norhooastBolannmng new 20V au | Wwiw.planning. new.gav.au
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clear and publicly available justification for each plan at an early stage. In order to meet
these commitments, the Minister may take action under section 54(2)(d) of the EP&A
Act if the time frames outlined in this determination are not met.

Should you have any queries in regard to this matter, | have arranged for Ms Gina Davis
of the Department's regional office to assist you, Ms Davis can be contacted on (02)
6701 S687.

Yours sincerely

4 A, . 2ors
ey
eneral Manager, Northern Region

Planning Services

Enci:

Gateway Determination

Written Authorisation to Exercize Delagation

Attachment 5 - Delegated Plan Making Reporiing Template
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w Planning &
ﬁs..ﬂ Environment

Gateway Determination

Planning proposal (Department Ref: PP_2015_BALLI_004_00): to rezone Lot 12 CP
581159 and part of Lot 21 DP 1007134, Greenwood Place, Lennox Head from RU2
Rural Landscape to R2 | ow Density Residential (Ballina LEP 2012) and part of Lot 21,
DP 1007134, Greenwood Place, Lennox Head from 1(d) Rural (Urban investigation)
(Ballina LEP 1987) lo R2 Low Density Residential (Ballina LEP 2012) to permit
residential development.

I, the General Manager, Northern Region at the Department of Planning and
Environment as delegate of the Minister for Planning, have determined under section
56(2) of the Environmental Planning and Assessment Act 1979 (EP&A Act) that an
amendment to the Ballina Local Environmental Plan (LEP) 2012 to rezone Lot 12 DP
581159 and part of Lot 21 DP 1007134, Greenwood Place, Lennox Head from RU2
Rural Landscape to R2 Low Density Residential (Ballina LEP 2012) and part of Lot 21,
DP 1007134, Greenwood Place, Lennox Head from 1(d) Rural (Urban Investigation)
(Ballina LEP 1987) to R2 Low Density Residential (Ballina LEP 2012) to permit
residential development should proceed subject to the following conditions:

1. Prior to undertaking public exhikition the following studies need to be completed:

Coastal Zone Impacts and Visual Amenity Impacts assessment;
Contaminated Land Assessment;

Due Diligence Aboriginal Heritage assessment;

Flora and Fauna assessment;

Geotechnical Assessment (Landslip);

Mosquito Management Assessment;

Road Noise Assessment;

Services and Stormwater Management Assessment; and

Land Use Conflict Risk Assessment,

2.  Following the preparation of the studies in condition (1) Council shculd determing
an appropriate minimum lot size and prepare a map for public exhibition in
accordance with the Standard Technical Requirements for LEP Maps. Council is
to provide the Depariment with a copy of the material for community consultation
for approval, as required by section 57(2) of the EP&A Act.

3. Prior to undertaking public exhibition the proposal is to be amended to include a
draft Land Application Map and Height of Building Map incorporating the land to be
rezoned from 1(d) Rural (Urban Investigation). These maps are to be prepared in
accordance with the Standard Technical Requirements for LEP Maps.

4. Consultation is required with the following public authorities and agencies prior to
public exhibition under section 56(2)(d) of the EPZA Act and/cr to comply with the
requirements of relevant $117 Directions:

s NSW Primary Industries
Office of Environment and Heritage

PP_2015_BALLI_004_00 (15/05827)
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Each public authority and agency is to be provided with a copy of the planning
proposal and any relevant supporting material, and given at least 21 days to
comment on the proposal.

5.  Community consultation is required under sections 56(2)(c) and 57 cf the EP&A
Act as follows:

(a) the planning proposal must be made publicly available for a minimum of 28
days; and

(b) the relevant planning authority must comply with the notice requirements for
public exhibition of planning proposals and the specifications for material that
must be made publicly available along with planning proposals as identified
in section 5.5.2 of A Guide to Preparing LEPs (Department of Planning and
Infrastruciure 2013).

6. A public hearing is not required to be held into the matter by any person or bedy
under section 56(2)(e) of the EP&A Acl. This does not discharge Ceuncil from any

obligation it may otherwise have to conduct a public hearing (for example, in
response to a submission or if reclassifying land).

7. The timeframe for completing the LEP is to be 12 months from the week following
the date of the Gateway determination.

paed #*  dayof Aer” 2015

g?hnn Nurray=>"
neral Mag';?:r. Northern Region

Planning Services
Department of Planning and Environment

Delegate of the Minister for Planning

PP_2015_BALLI_004_00 (1/05827)
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M ‘ Planning &

uNn§.!«J Environment
WRITTEN AUTHORISATION TO EXERCISE DELEGATION

Ballina Shire Council is authorised to exercise the functions of the Minister for Planning
under section 59 of the Environmental Planning and Assessment Act 1979 that are
delegated to it by instrument of delegation dated 14 October 2012, in relation to the
following planning proposal.

Number _ Name

PP_2015_BALLI_004_00 | Planning proposal to rezone Lot 12 DP 581159
and part of Lot 21 DP 1007134, Greenwood
Place, Lennox Head from RU2 Rural Landscape
to R2 Low Density Residential (Ballina LEP 2012)
and part of Lot 21, DP 1007134, Greenwood
Place, Lennox Head from 1(d) Rural (Urban
Investigation) (Ballina LEF 1987) to R2 Low
Density Residential (Ballina LEP 2012) tc permit
residential development.

S ————

In exercising the Minister's functions under section 58, the Council must comply with the
Department of Planning and Environment's “A guide fo preparing local environmental
plans” and “A guide to preparing planning proposals”.

Dated /¢ 4’ 2015

General Managér, Northern Region

Planning Services
Department of Planning and Environment

Delegate of the Minister for Planning

PP_2015_BALL|_004_00 (1403827
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Attachment 5 - Delegated plan making reporting template

Reporting template for delegated LEP amendments

Notes:

« Planning proposal number will be provided by the Department of Flanning and

Environment following receipt of the planning proposal
« The Department of Planning and Environment will fill in the details of Tables 1 and 3

« RPA s to fillin details for Table 2

« |fthe planning proposal is exhibited more than once, the RPA should add additional rows

to Table 2 to include this information

= The RPA must notify the relevant contact officer in the regional office in writing of the
dates as they occur to ensure the publicly accessible LEP Tracking System is kept up to

date

* A copy of this completed report must be provided io the Depariment of Planning and

Environment with the RFA’s request to have the LEP notified

Table 1 - To be completed by Department of Planning and Environment

Date Opinion received

Date sent to PCO seeking Opinion

Stage Date/Details

Planning Proposal Number PP_2015_BALLI_004_00

Date Sent to DOPSE under 56 1 April 2015

Date considered al LEF Review NIA

‘CGateway determination date 14 April 2015

Table 2 - To be completed by the RPA

Stage Date/Details Notified Reg

Off

Dates draft LEP exhibited I
 Date of public hearing (if held) _ -

delegation

Date Council Resolved to Adopt LEP |
Date LEP made by GM (or other) under

Date sent to
neotification

DoP&E  requesting

Table 3 - To be completed by Department of Planning and Environment

Sta

| Date/Details

| Notification Date and details

Additional relevant information:

Plznning Propnsal — May 2016
Greenwood Place Lennox Head
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. L
Twy | Planning &
m'.'swv! Environment

Alteration of Gateway Determination

Planning proposal (Department Ref: FP_2015_BALLI_D04_00)

I, the Acting Director Regions, Morthemn at the Department of Planning and
Environment as delegate of the Minister for Planning, have determined under section
56(7) of the Environmental Planning and Assessment Act 1979 (the Act) to alter the
Gateway delermination dated 14 April 2015 for the proposed amendment to the
Ballina Local Environmental Plan 2012 as follows:

1. Delete condition 7:

“T. The timeframe for completing the LEP is to be 12 months from the week
following the date of the Gateway determination.”

and replace with a new condition 7:

“7. The planning proposal is 1o be completed by 21 April 2017.°

Dated 2% day of Heee bn 2016
Craig Diss
Acting Director Regions, Northern
Planning Sarvices

Department of Planning and Environment

Delegate of the Minister for Planning

Ballira PP_2015_BALLI_004_00 (1503627)
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Appendix 12 — Coastal Zone Impacts and Visual Amenity Impacts Assessment

(Under Separate Cover)
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Appendix 13 — Due Diligence Aboriginal Cultural Heritage Assessment

{(Under Separate Cover)
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Appendix 14 - Flora and Fauna Assessment

(Under Separate Cover)
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Appendix 15 — Geotechnical Assessment (Landslip)

(Under Separate Cover)
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Appendix 16 — Contaminated Land Assessment

(Under Separate Cover)
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Appendix 17 — Land Use Conflict Risk Assessment

(Under Separate Cover)
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Appendix 18 — Mosquito Management Assessment

(Under Separate Cover)
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Appendix 19 — Road Noise Assessment

(Under Separate Cover)
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Appendix 20 — Services and Stormwater Management Assessment

{(Under Separate Cover)
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Appendix 21 — Gap Analysis Report

Gap Analysis Report

Planning Proposal
Greenwood Place Lennox Head

Prepared for Ballina Shire Council
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Gap Analysis Report
Residential Expansion — Greenwood Flace, Lennox Head

1. INTRODUCTION

rob van iersel + environmental planner has been 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 at Greenwood Place, Lennox Head.

PURPOSE OF THIS REPORT

The purpose of this report is to:

= summarise the key technical issues associated with the proposal;

= summarise a review of the documentation submitted by the proponent in support of the
proposal; and

= identity any gaps or deficiencies in that information and the additional information required in
that 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 authorises the submission of a p ing prop l, to d the Ballina Local
Environmental Plans 1987 and 2012, Doepply an R?Resﬂeﬂba" zone over Lot 12 DP 581159
and part of Lot 21 DP 1007134, and alier the Strategic Urban Growth Area boundaries
including buffer areas, as indicated in maps which form a part of the planning proposal, to 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 1o 8 minimum
Iot size of B00m= and the uitimate minimum lot size being subject to further investigation and
determination by the Council after public exhibition.

3. That ypon an affimative G y de tion being received, the procedural steps
associatad with the progression of the planning proposal, including public exhibition, be
undertaken.

4. That a further raport be prasented to the Council in refation to this matter following the
mandatory community consultation.

5 That the Department of Planning and Environment be advised that, at this stage of the
process, it is the Council's intention to exercise its delegated pian making functions.

A Gateway Determination was made on 14 Aprl 2015. It provides the following description of the
proposal
To rezone Lot 12 DP 581159 and part Lot 21 DP 1007134, Greenwood Place, Lennox Head
from RUZ Rural Landscape to R2 Low Density Residential (Balina LEP 2012) and part Lot 21
DP 1007134, Greenwood Place, Lennox Head from 1(d) Rural (Urban Investigation) (Ballina
LEF 1987) to R2 Low Density Residential (Balina LEP 2012) to permit residential deveicpment.

The relevant conditions associated with this determination are listed below. They inform my review
of the adequacy of the documentation submitted in support of the proposal;
1. Prior 1o undertaking public exhibition the following studies need to be completed:

* Coastal Zone Impacts and Visual Amenity Impacts Assessment;

* Conteminated Land Assessment;

¢ Due Diligence Aboriginal Heritage Assessment;

*  Flora and Fauna Assessment,

* Geolechnical Assessment (Landslip);

*  Mosguito Manag A

*  Road Noise Assessment;

+  Services and St ter Management A t; and
1
15020-003
Plenning Propnsal — May 2016 104

Greenwood Place Lennox Head

Ballina Shire Council Ordinary Meeting Attachments
24/11/16 Page 148 of 348



9.1 Planning Proposal - Greenwood Place Lennox Head.DOC

Gap Analysis Report
Resldential Expansion - Greeanwood Place, Lennox Head

¢ [and Use Conflict Risk Azsessment.

2. Following the preparation of the studies in condition (1) Gouncil should determine an
appropriate minimum lot size and prepare a map for publie exhibition in accordance with the
Standard Technical Requirements for LEF Maps. Council ig to provide the Department with a
copy of the material for community consultation for approval, as required by sechion 57(2) of
the EP&A Act.

3 Prior to undertaking public exhibition the prop l ie to be ded to include a draft Land
Application Map and Height of Buildings Map incorporating the land o be rezoned from 1(d)
Rural (Urbar Invecbgation). These maps are fc be prepared in accordance with the Standard
Technical Requirements for LEP Maps.

4. Conczultation iz required with the following public autheorities and agencies prior fo public
exhibition under section 56(2)(d) of the EP&A Act and/ or to comply with the requir tz of
relevant 5117 Directions:

o NSW Fnmary industnies

+ Office of Environment and Heritage

Each public authonty iz to be provided with a copy of the planning proy | and any relevant
supperting material, and given at least 21 days o t on the proposal.

Relevant Strategic Plans
Ear N Regional
The subject land is located within a proposed future urban release area and is also indicated as
beung \whm an area of high level constraints under the FNCRS, The proposed rezoning for

25 is consi with this strategy, subject to constraints being able to be
rnmgaied Cons'nlnb in this case consist of potential land slip susceptibility and in respect to the
sea ward side of the hill (not part of this planning proposal) its visual significance.

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

The subject land is identified as a strategic urban growth area under the GMS. The proposed
rezoning for residential purposes is therafore consistent with Councils GMS

Lennox Head Structure Plan
The subject land forms part of Candidate Release Area H2 within the Lennox Head Structure Plan.

Area H2 referred to the south-western portion of the “the hill behind the Lennox Head Village
Centre” site. described as the land located generally between Greenwood Place and the existing
stand of Banksia trees. Subject to more detailed assessment (via the rezoning process) 10 confirm
the area H2 as suitable for development, the Lennox Head Structure Plan proposed the following:
Thiz area was proposed fobe a bination of low and medium densiy residential
development (L2 and M1 pursuant to Ballina DCP No.1) is the preferred use for this sife.
Any such development would need fo ensure adeguale buffering for road fraffic noise and be
well screened from the Coast Road. Access fo area H2 is fo be via Greenwood Place. A
built form of light weight construction with littie or no excavation fo minimise disruption fo the
landform, is considered appropnate for this site. 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 Blue
Horizon Drive, 50 as to minimize the visual impact of development in this area.

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

The area to the east of area H2, designated as being refained / preserved as landscape / open

space within the structure plan, has significant scenic amenity value. These qualites ultimately
lead to an environmental zone being applied tw this land in the draft Ballina Local Environmental

15020003
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Plan. This land is currently designated as a deferred matter within Ballina LEP 2012 and retains its
1(d) Rural (Urban Investigation) zoning under the provisions of Ballina LEP 1987,

REZONING SUBMISSION

The planning proposal is supported by a report, prepared on behalf of the land owner by Planners
North, dated October 2015. The report provides an identification and assessment of the site, a

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

A Planning Proposal has also been prepared, which examines the proposal in relation to relevant
Environmental Planning Instruments, Section 117 Directions and other statutory planning
reguirements.

The report concludes that rezoning of the land, as proposed, is appropnate, providing the following
justification:

The subject land has been “on the books™ for resdential rezoning for some three decades.

The proposal iz consiztent with a raft of strategic planning including:

s Ballina Local Environmental Plan 1987 1(d) Urban Investigation Zone dezignation;

s Lennox Head Community Aspirations Strategic Land Usze Plan, 2002;

¢ [ennox Head Structure Plan of 2004;

s Ballina Shire Affordability Housing Strategy of 2010;

* Ballina Shire Growth Management Strategy of 2012. Thiz plan sefs out Gouncil'’s
framework for managing population growth in the shire and identifies the land as
appropnate for residenbal rezoning. Thiz plan was endorzed by the Department of
Planning and Infrastructure in May 2013;

*  Far North Coast Regional Strategy; and

* Ballina Shire Communiy Strategic Plan.

Further, zoning amendment as proposed is generally consistent with relevant Stafe
Environmental Planning Policies and the Directions issued by the Minister under Section
117 of the Environmental Planning and Azzecsment Act.

Having regard fo the above strategic planning context and further recearch completed post-
gateway approval, we respectfully submit that this Planning Proposal is another step
forward in the orderly and economic deveiopment of the Shire and warrants support.

2. THE PLANNING PROPOSAL
The planning proposal relates to land located at Lennox Head, adjacent to the intersection of Byron

Bay Road and Greenwood Place. The site comprises Lot 12 DP 581158 and part Lot 21
DP 1007134.

The proposal seeks to amend Ballina Local Environmental Plan 2012 (BLEP 2012) by rezoning the
land from RU2 Rural Landscape to R2 Low Density Residential. It also seeks to amend Ballina
Local Environmental Plan 1687 (BLEP 1887), which currently applies to a small part of the site at
its eastern edge. by including that area within BLEP 2012 with a zoning of R2 Low Density
Residental.

In addition to the zoning change, the proposal requests that the following LEP Maps be amended:
= Lot Size Map, with the application of a 800m? minimum lots size over the land;

*  Building Heights Map, by applying a maximum height of 2.5m over the land; and

» Strategic Urban Growth Area Map. by removing the land from this map.
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3. RELEVANT PLANNING ISSUES

GATEWAY ISSUES

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

= Coastsl Zone Impacts and Visual Amenity impacts assescment;
= G inafted Land A t

* Due Diligence Aboriginal hentage assecsment,

= Fiora and Fauna assessment;

= Geotechnical A 1t (Land:

= Moscguito Management Asceszment;

=  Road Noise Assessment;

" Servi and Stor Management Assezzment; and

= Land Use Conflict Rick A nt.

These ssues have been addressed on behalf of the proponent in the report prepared by Planners
North, dated October 2015.

Coastal Zone and Visual Amenity

The report notes that, 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 to be affected by
coastal processes, and visual amenity is the primary consideration.

The rezoning submission is supported by a Visual Amenity Assessment, prepared by design team
ink, dated July 2015.

The visual assessmenl has been completed within the context of SEPP 71 matters for
consideration; the NSW Coastal Policy 18987, the NSW Coastal Zone Design Guidelines 2003; and
the Lennox Head Structure Plan 2004,

The design team ink report provides a detailed analysis of the existing visual amenity, and

analyses the nature of the site as viewed from various public vantage points within the coastal

Zone. In order to minimise the impact to the proposed development from key viewing locations. the

following specific measures have been recommended by design team ink:

= In addition to compliance with the Eallina Shire Councd LEF maximum building heightz and
DCP building height planes, the maxi finished height of any part of the roof of a building
on any lot should 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 lots T and 18 should ensure that no parts of the
buiiding can be seen from any part of the village centre, Fat Morion Lookout, Lennox
Headland, the tal reserve or above the crest of the hill behind Lennox Head.

- Am;socmmwmmwﬁtwwwmm.nasmtwmmmmm
g jon iz the predc 1ant el

= A vegefated screen at least Sm wide should be incorporated along the entire southern edge of
the development and wrap up the eastermn boundary for a distance of at least 45m. The screen
should be planted with locally native cpecies to achieve an overall screening height of at least
8.5m above natural ground level.

=  Sirest trees of at least Em ture height should be included within the subdivizson.

e

=  Planting of trees and shrubs fo visually screen to a height of 6m should be included within the
Greenwood Flace road reserve in front of Lot 9 to prevent views info the urban lots from the

Coast Road.
= Sirengthen the ecological mmmhﬂm&ﬂmpawhdmedm:a
wgehhon!oﬂwn:toﬂheShbymduﬂhﬂgwm'—“ g ting over a 2 year
penod. F g of thiz vegetation fo protect from Investock iz ded
4
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* Minimize sky-glow’ from lighting by selecting luminaires which emit off-white light. Ensure all
street lighting is facing downwards and includes giare shieids.

* A built form of light weight construction with litfle or no excavabion fo minimize| dizruption to the
landform, is considered apprepnate for the site.

The report notes that the existing visual character of the site will change from rural to urban, but
that, subject to adoption of the recommendations, the urban development of the site will not result
in significant detrimental impacts on the visual amenity of the locality. Importantly, the report notes
that development within the zoned area will not intrude into the skyline when the hillside is viewed
from the Lennox Head Village Centre,

The design team ink report includes the recommendation originally contained within the Lennox
Head Structure Flan that
Any building= on thiz site chall have a building height lower than the red rcof of the duplex
building to north of site at 14 Blue Herizon Drive, so as to minimise the visual impact of
development in thiz area

The site levels adjacent 1o the site at 14 Blus Honzon Drive are at around the same level as that
adjoining property, or slighty lower. The remainder of the site is lower in elevation.

The BLEP 2012 Height of Buildings Map specifies a maximum height of 8.5m for buildings on the
site. Itis considered that this existing control will be adequate 1o ensure that the objectives
regarding visual impact can be achieved. This can be confirmed at development application stage.

On the basis of the t, Coastal Zone Impacts and Visual Amenity Impacis do not present
an impediment to the rezoning of the site. and no further information is required at this stage of the
process.

Contaminated Land
The rezoning submission is supported by advice from Coffey Geotechnics Pty Lid, dated June

2015, addressing both geotechnical and contamination issues. The advice is based on a review of
their previous assessments, undertaken in 2008.

The 2008 investigation was a FPhase 1 Environmental Site Assessment (ESA) of the whole of the
land.

The Phaze 1 ESA found that the site (Lot 21 DP 1007 134 and Lot 12 DF561159) has been used for
cattie grazing since at least the 1960 fo the precent day. The larger portion of the site, Lot 217,
has been owned by the Condon family since 1964. The cmaller portion of the site, Lot 12, has
been owned by the Roman Catholic Church zince 1976 and the Condon famiy from 1964 fo 1976.
Baczed on information provided by the fitles search, it appears that the site haz been owned by
farmers since being granted between 1880 and 1850.

The ESA also involved collecton and analysis of soils samples from across the site

The recuits of the [abaratory testing chowed manganess co ding the adi
soﬂmsbgaboﬂkwdsbfhumnbuﬂmwphyfomqnmmmsunpks(wd
19 ples). Miz iderad that thece mang trations are repr tative of natural

bacﬂgrwnﬂbvﬁsandmdﬂwﬂdﬂommhﬂngo’hpaﬂbasﬂmkmafw’imm
ﬂusma Generally, basalt containg between 5% and 12% Manganese Oxide (MgO wi%).

s ich ..-tobemlauwlynoﬂ-fo»cbma&.hﬁcanbebxcbp!ankafm
Ievefs Manganece iz more for g nuizance probl in water
the sfaining of washing and .baﬂvoom fixtures

L

The ining pies sh d rations of other inantz below the adopted sod
invectigation levels.
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The Phase 1 ESA identified no areas of environmental concern (AECs). Based on the findings of
the Phase 1 ESA, and sampling and analysis of the soils, it is considered that the site has a low
potential for contamination.

On the basis of this report, Coniaminated Lana does not present an impediment to the rezoning of
the site, and no further infoermation is required at this stage of the process.

Aboriginal Heritage

A Culiural Hertage Due Diligence Assessment was undertaken by Everick Heritage Consultants
Pty Ltd in August 2015. The assessment included consultation with the Jali Local Aboriginal Land
Council (LALC), induding a site walk undertaken with a Jali Sites Officer lamiliar with the places of
significance within the Balina and Lennox Head areas.

No Aboriginal Objects or places were located during the inspection and Jali LALC did net indicate
that any places of significance wers known to exist within any parts of the project area.

The assessment also nofes:
The known distribution of Aboniginal sites throughout the region is clusiered on the
estuary, wetlands, sand dunes and sand sheets of the coastal plain between the
Richmond River and Broken Head. Little evidence of Aboriginal cultural heritage has
been found on low hills composed of basalt derived soils belween the shoreline and
Newrybar wetlands on which the Project Arsa is located and the vast expanse of low hills
broadly described as the Alstonvilie piateau to the west. The exception within the area
definad above has been sand based soll canaitions as exist in the Angeais Beach estates
where Aboriginal cuitural heritage has been extensive in terms of the numbers, variety
and contents of Aboriginal sites.

The assessment further notes 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 archaeological works within
the site would not be waranted.

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

The assessment has been reviewed by the NSW Otfice of Environment and Heritage (OEH), who
support the conclusions of tha report

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

Flora and Fauna Assessment
Peter Parker Environmental Consuitants Pty Ltd have underiaken the flora and fauna assessment
to support the proposed rezoning. The assessment included vegetation surveys undertaken in
2008 and 2015. It concludes:
The site is dominated by exotic g and shrubs and is ecologically insignificant
The rezoning and subsequent subdivision will not have a significant effect on threatened
species, [heir habitats or endangered ecological communities.

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

The assessment also examined the potential for fauna habitat and concluded that no significant
habitat exists on the site.

In reviewing the assessment, the NSW Office of Ervironment and Hertage (O=H) noted that the
foatprint of the planning propasal adjeins a patch of vegetation 1o he east, but that tha report has
not identified nor assessed the significance of this vegetation. There is potential that the
intensification of land use that will follow a rezoning could resull in indirect impacts to this
vegetation.
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Given that the vegetation is, however, outside 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 dealt with at development application stage.

Council's Environmental Scientist has also reviewed the ecological assessment, noting:

in relation fo the protection of the tation growing in the eastem portion of the
development site, dsmcderedaﬂmvgbﬂhevegeubmanawmumy&:m
wmmtfwhﬁeshmﬁmmmmﬁ retained, buffered and rehabilitated.
Asa itz preferred subdivicion layout that includes Lot 18 is not
supported. mewmmmemmkwesthmy
impact on any native vegetation growing near itz alignment. This issue has not been
assessed by in the FFR.

The issues raisad regarding lot layout and design of acoustie barrier can be determined at

Development Application stage.

It was also noted that site inspections have fi d the south temn portion of the zite
represents a surface infercection with the gr fwater. The develop t of thiz area will require
further consideration lo ensure the groundwaler will not affect the constructability of the

This is also an issue that can be adequately add d at develop it application/ design stage,
and does not prevent the progress of the planning proposal.

On the basis of the repor submitted. therefore. biodiversity does not present an impediment 1 the
rezoning of the site. and no further information is required at this stage of the process.

Geotechnical

The rezoning submission is supported by a Geotechnical Investigation Report, prepared by Coffey
Geotechnics Pty Ltd. The report notes that a previous detailed assessment of the land was
undertaken in 2008, associated with a proposed rezoning of a wider site. Their review of the 2008
report notes that there have not been any changes since 2008 that would warrant further detailed
analysis.

The 2008 investigations included the test holes across the site, with laboratory tests carmied out to
assess the material parameters of the site’s soils. It also included a slope hazard assessment.

The review of the 2008 report allowed Coffey gectechnics to lude that the A d Landskd
Risk to property is very low.

On the basis of this report, Geotechnical lssues do not present an mpediment to the rezoning of
the site, and no further information is required at this stage of the process.

Mosquito Management
The rezoning submission is supported by a Mosquito Impact Assessment report prepared by
Mosquito Consulting Services Pty Ltd, dated July 2015.

The assessment notes that the site does not contain any mosquito breeding habitat and that the
closest known mosquito hazard/ breeding area is located on Henderson land, at least 400m to the
west. |t further notes that Byron Bay Road provides at least 30m separation from other potential
mosquito sites. and concludes that the site is not likely 1o be subject to significant mosguito risk.

On the basis of this report. Mosquito Management does not present an impediment 10 the rezoning
of the site. and no further information is required at this stage of the process.

15020003

Plenning Propnsal — May 2016 110
Greenwood Place Lennox Head

Ballina Shire Council Ordinary Meeting Attachments
24/11/16 Page 154 of 348



9.1 Planning Proposal - Greenwood Place Lennox Head.DOC

Gap Analysis Report
Resldentlal Expanslon = Greenwood Flace, Lennox Head

Road Noise Assessment
CRG Acoustics have provided a report, dated July 2015 to support the proposed rezoning. The
repert notes:

In undertaking the detailed nt, {tended road trafiic noise measurements

mw:ducndbrmem mmwroadramcmmm future road
noice impacts from The Coast Road were produced. The 3D road noise model
incorporates the aite and surrounding fand fopography and road grades which play an
important role in the propagation of traffic noize to the subject site.

Basad on the noise measurements, future traffic predictions and future noise modelling, the report
recommaends the construction of an acoustic barmier/ @arth mound height of 2.0m along the Coast
Road frontage of the site. |t notes, however, that appropriate building shell treatment will be
required for future dwellings, both at ground and first floor levels.

Based on this report, it is reasonable to conclude that su sful noise reduction treatments can
be determined, and the detail of such treatment can be developed, based on further detailed
assessment, at future subdivision application stage.

On the basis of this report, Road Noise does not 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 to support the rezoning.

Water Supply

The report notes that there is an existing water supply service in the vicinity of the site, with a
supply main running in a north-south direction along Greenwood Place, along the western
boundary of the site and across the Coast Road to Greenfield Road. Other mains exist within the
Coast Road.

The site is within the area proposed to receive recycled water from the Ballina Shire recycled water
network. As such, the development needs to be designed and constructed with a dual water
supply. The recycled water supply is not yet available at the site.

The ‘peak day water demand has been calculated. based on anticipated subdivision yields, at
36 kL/day for drinking water and 21 kL/day for recycled water. The ‘peak instantaneous’ water
demand is calculated as 2.8 L/s for both drinking water and recycled water.

The potential for future development of the subject site was taken into sccount in the development
of Council's Development Servicing Plan (DSP) — Water Supply Infrastructure. The site was
identifiad a5 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 existing water supply network are required as a result of the proposed
development, aside from these already planned and costed as part of the DSP.

Sewerage

There is an existing sewerage network in the area, with three existing sewage pumping staticns
that could be used. All wastewater from Lennox Head is ultimately transferred to the Lennox Head
Sewage Treatment Plant, located west of Skennars Head.

The proposed development would generate an additional design load of approximately 2.08 Listo
the existing sewerage network. This comprises a peak dry weather flow of 0.81 L/s, groundwatar
infiltration flow of 0.04 L/s and an inflow and infiltration flow of 1.24 Us.

The potential for future development of the subject site was taken into account in the development
of Council’s Development Servicing Plan (DSP) — Wastewater Infrastructure. The site was
identified as site 'LH5" in the DSP and assigned an estimated demand of 30 ET. The suggested
subdivision layouts provided to support the rezoning are significanty less than 30ET.
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Depending on connection to one of the three existing pumping stations, there would either be no or
minimal upgrades to existing infrastructure. Details of that connection can be addressed at
subdivision stage and do notimpede the rezoning of the land.

Stormwater

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

In order 10 gain development approval. subdivision of the site would need 1o demonstrate that peak
stormwater flows leaving the site in the post-development situation do not exceed the
predevelopment peak flows.

A standard stormwater collection and conveyance system would be suitable for the proposed
development. This would comprise kerb inlet pits and underground pipes for conveyance of minor
storm flows, combined with overland flow paths along the roads for conveyance of major storm
flows.

Based on the potential alictment layoute prepared in support of the rezoning, the development is
likely to have impervious surfaces (i.e. roof, road pavement) covering approximately 35 — 50% of
the site.

The potential allotment layouts identify a ‘proposed datention’ area in the south-western comer of
the site. This implies that the proposed approach 1o stor manag: 1t would be the
provision of a stor basin to pr detention and treatment of stormwater at this location.

On-Site Stormwater Datention may no longer be required pursuant 1o Council's contemporary
Stormwater Management Standard for Development. [tis apparent. however. that stomwaner will
be able to be managed in accordance with Council's requirements. This can be a matier for
design al Development Application slage.

Electrici
There is an existing rhead power line r ing along the westem boundary of the site. An
electricity pole with a ransformer is located approximately in the location of the proposed road
connection to Greenwood Flace

It is lkely that the existing transformer would need to be upgraded, but there are no apparent
impediments to that upgrade.

Telecommunications
An existing network is in place and can accommodate the anticipated developmeant.

On the basis of GeoLINK's report. Servicing and Stormwater 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 Land Use Conflict Risk Assessment (LUCRA) prepared by Land & Fire Assessments Pty Ltd
dated June 2015 considers two potential subdivision layout options and addresses Council's DCP
requIramants.

The potential for conflict arises as the residue of Lot 21 (land east of the subject site) will remain as
cleared land with low scale cattie grazing. Having residential lots abuning rural lands used for
cattle grazing can raise a number of land use conflicts for future residents.

The LUCRA demonstrates that the potential for conflict can be managed through the subdivision
design process, 10 provide appropriate buffers between residential lots and the adjoining rural land.

As such, Land Use Conflict does not present an impediment to the ing of the site, and no
further information is required at this stage of the process.

e
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RESIDENTIAL LOT SIZE

The figure below is an extract from the Ballina Local Erwironmental Flan 2012 Lot Size Map for this
locality.

The relevant existing minimum lot sizes in the
locality are:

S 800m* Applies to mostof The Village'
aresas: 1o the area immediately
lots to the west;

M 600m? Applies 10 mostof the lots west of
the site: and

U2 1200m? Applies in the Greenfield Rd
subdivision to the south.

Despite a minimum lots size of 800m? applying to
land north of the site (fronting Biue Seas Parade),
the average lot size immediately adjoining the site
boundary is approximately 850m?.

Lots to the north-west, where a B00m? minimum

lot size dominates, have an average size of
7268m3.

Council's resolution of 26 March 2015 suggested a minimum lot size of 800m? for the site, but
indicated that the ultmate lot size could be considered following public exhibition.
The proponent has provided two concept layout plans, shown below: one basad on an 200m? lot

subdivision approach, which yields 14 lats, and another based on a minimum 800m? ot area,
yielding 18 lots.

The final subdivision patiemn would need to be further refined at Development Application stage.

IR

1 - LT llln’
However, both layouts are considered to be generally consistent with the existing subdivision
pattern and residential character of the locality.
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A yield based on B800m2 minimum lot size optimises the use of the land, and could therefore be
supported. It is recommended that both lot size options be included in the public exhibition of the
planning proposal, to allow for community comment regarding the issue

4. CONCLUSION

Based on the assessment of the documentation submitted in support of the planning proposal, no
further information is required prior to the public exhibition of the proposed rezoning.

Rob van lersel
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LTS
M_ﬁ_ J_!‘ E)ffig:e of .
nvironmen
wcgmwm & Heritage

Our Ref : DOC16/449153
Your Ref. BSCPP 15004 Greenwood Place (Trim 1668)

Mr Paul Hickey
General Manager
Ballina Shire Council
PO Box 450

Ballina NSW 2478

Attention: Mr Klaus Kerzinger — Strategic and Community Facilities Group

Dear Mr Hickey
Re: Planning Proposal BSCPP 15/004 — Greenwood Place, Lennox Head

Thank you for your letter dated 5 November 2015 regarding the Greenwood Place Lennox Head
Planning Proposal requesting comments from the Office of Environment and Heritage (OEH) an the
adequacy of the Fauna and Flora Assessmant and tha Aboriginal cultural heritage Assessment. |
appreciate the opportunity to provide input and apologise for the delay in respcnding.

We have reviewed the documents supplied and advise that, although we have no further concerns
about Aberiginal cultural heritage, a number cf issues are apparent with respact to the assessment
for biodiversily as detailed in Attachment 1 to this letter.

In summary, the OEH recommends that prior to exhibiting the planning proposal, the council should
clarify the significance of the vegelation 1o the east of the planning area and, if necessary, adjust the
planning proposal to ensure that future development enabled by the rezoning does not indirectly
impact any significant biodiversity values which may immediately adjcin the planning area.

If you have any further questions about this issue, Mr Clyde Treadweell, Consevation Planning
Officer, on 6659 8288, or via email clyde.treadwell@environment.nsw.gov.au. lease note that Clyde
works Tuesday o Friday each week.

Yours sincerety
10 Pocamlar 201§
DIMITRI YOUN
sEﬂiOl’ Team Leader Plannll‘lg, North East nglun
Regional Operations

Contact officer:  CLYDE TREADWELL
6658 8288

Enclosure: Detalled OEH Comments — Planning Proposal Greenwood Place Lennox Head

Locked Bag 914 Colls Harbour NSW 2450
Federation House, Level 5, 24 Moonee Street
Colfs Habour NSW 2450

Tek: (02) 5659 8200 Fax: (02) 6651 5356
ABN 30 841 287 271
WY BNVEONMEentNSw Qov_au
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The Proposal

The planning proposal (PP) is to amend the existing planning cantrols in the Ballina Local
Environmental Plan 2012 to facilitate use of the land for R3 Medium Density Residential purposes
consistent with the zoning of the land to the immediate north of the site.

The PP report provides two alternatives for future subdivision, either of which may ultimately be
applied for in a development application or some other option that accords with the proposed zoning
may be determined to be more appropriate at the time of eventual development of the site. The PP
report shows an oplion with a residential subdivision of 18 allotments and another with a residential
subdivision of 14 allotments.

Aboriginal cultural heri

The OEH has reviewed the response lo our letter of 12 May 2015 from the perspective of Aboriginal
cultural heritage. \We note that the Aboriginal cultural heritage assessment carried out was conducted
in accordance with the Due Diligence Code of Practice for the Protection of Aboriginal Objects in
New South Wales, However, the Due Diligence process is not appropriate for strateglic planning
proposals and is intended for use only when ground disturbing works are proposed at a spedific
location. The Due Diligence process is intended to identify only the presence, or likely presence, of
Abonginal objects and is not suited to capturing any intangible values that may be present at any
location. The OEH notes that in our lelter of response to the gateway determinaticn (12 May 2015)
clear reference was made that it is ‘critical that tangible and intangible Aboriginal cultural herftage is
fully assessed and considered”. On the basis of the above information the OEH has the following
comments to make.

The OEH notes that an archaeological assessment was carried out aver the subject lands in 2004
and as part of that assessment some consultation with the Jali Local Aboriginal Land Council (LALC)
was undertaken. As a general rule the OEH considers that any archaeological assessment
conducted more than five years ago is likely to be inadequate in identifying Aboriginal cultural
heritage constraints for a proposal, However, as referenced by Everick, given the findings of the large
number of studies undertaken in the surrounding areas since 2004 that Aboriginal cultural heritage Is
not associated with basalt-derived scils such as those in the planning area, further archaeological
investigation for the planning proposal is not warranted.

The OEH recognises that as a result of that assessment and consultation process and the
subsequent information provided by Everick, including further consultation with Jali LALC, neither
Aboriginal objects nor any areas of intangible cultural sign ficance have been identified in the
planning area.

The OEH also notes the request by Jali LALC te monitor works on site in order to identify any
Aboriginal objects that may be present. We undersland that the current referral involves a rezoning
only and no specific works are being assessed therefore these comments are not relevant al this
stage of the process.

Biodiversity

The OEH notes that the footprint of the planning proposal adjoins a paich of vegetation to the east.
We also note that this land to the east is part of a "deferred matter” which may have arisen from a
decision in 2012 by the former Minister for Planning and Infrastructure to defer the creation of
environmental protection zones within standard instrument local environmental plans for the Far
North Coast Region of NSW (including Ballina) and to undertake a review of the application of such

zones,
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The ecological report has not identified or discussed this patch of vegetation so its significance is
unknown, even though the intensificaticn of the land use assaciated with the rezoning will increase
the indirect impacts to this area.

The OEH encourages planning proposals that are based on robust environmental assessment of the
land supperted by the latest environmental data. As a general guide, environmental assessment
reports should not predate planning or development proposals by two to three years.

The planning area is also within the 10/50 vegetation clearing area which has the potential to allow
clearing outside of the current rezoning footprint into adjoining areas such as the palch of vagetation
to the east.

The OEH maintains that areas of high conservation value should be protected from inappropriate
land uses through the application of appropriate and effective environmental prelection zoning
provisions, which are now available to council. Hence, the OEH recommend that the land to the east
of the PP area is investigated and a suilable land use zone is applied.

Recommendation:

= Council should clarify the significance of the vegetation to the east of the planning area and, if
necessary. adjust the planning proposal to ensure that future development enabled by the
rezoning does nat indirectly impact any significant biodiversity values which may immediately
adjoin the planning area.

In considering development proposals OEH promates the 'avoid mitigate and offsel’ approach for
impacts on bicdiversity. Consideration should be given to the in-situ protection of the habitat of
{hreatened species and ecclogical communities identified on the sites subject 1o the Planning
Proposal and for a sutable vegetated buffer to be provided between these areas and the progosal to
reduce indirect impacts. The avoidance of biodiversity impacts will reduce offset requirements for any
future development proposals.

If the in-situ protection of the biodiversity features of the individual sites is not achievable through
avoiding these areas, the OEH recommends that these features are appropriately offset,

All impacts to biodiversity should be offset, regardless of whether it has been determined to be
significant or not Further, tha OEH does not accept opinion based verffication of the suitability of a
proposed offset. The OEH requiras greater cerlainty that acceptable environmenial outcomes will be
achieved. The OEH advocates that all impacts on bicdiversity should be adequately offset in a
transparent and repeatable manner.

The proposed offset should accord with the *OEM principles for the use of biodiversity offsels in
NSW.

These principles have been developed by the OEH to provide the framework for considering
biodiversity impacts and appropriate offset requirements and can be accessed at
Ihiww environment. nsw gov.auw/biodivoff h incip.htm

A suitable metric should be used to calculate the biodiversily values of the losses and gains
associated with the proposal in a repeatable and transparent way. Without a suitable metric the
offsetting discussion and negotiation will be arbitrary. We recommend use of the BioBanking
Assessment Methodolegy to identify the type and quantum of offsets needed to compensate for the
direct and indirect impacts of the proposal on bicdiversity.

The OEH is also willing to assist council in determining a suitable offset for the proposal te ensure
biodiversity values are improved or maintained.
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‘Lﬁl; Department of
!:"ﬁy Primary Industries

OUT16/3500

30 November 2015
General Manager
Ballina Shire Coundil
PO Box 450
BALLINA NSW 2478

Attention: Klaus Kerzinger

Dear SinMadam

Re: Planning Proposal — BSCPP 15/004, G ood Place, L Head - LUCRA Review

| refer to your email of 5 November 2015 regarding the submission of a Land Use Conflict Risk
Assessment (LUCRA) for the rezcning of Lot 12 DPSB1159 and part Lot 21 DP10D07134,
Greenwood Place, Lennox Head. Thank you for the epportunity to provide further comments on
this proposal with respect to the LUCRA. Department of Primary Industries (DPI) Agriculture has
reviewed the LUCRA decument and provides the following comments:

The Living and Working in Rural Areas’ handbook (Learmonth et al 2007] provides a
recommended minimum buffer distance between residential areas and grazing of stock of 50m.
Site specific factors will also play a role in determining the most appropriate level of separation
and/or approach to conflict avoidance.

The LUCRA for the proposal indicates a separation distance of 16m between the proposed
development and the residual agricultural land 1o the east. Additionally, layout option one for the
development locates residential land immediately adjacent to the grazing land with a vegetative
buffer of 5m. The adequacy of these distances/ conflict avoidance tools will be subject to the site
specilic information, e.g. topography. The LUCRA indicates that the higher knoll and existing
vegetation on the residual grazing land will reduce the level of conflict risk between the two land
uses. The potential for reduced impacts due fa the topography is a consideration for council given
your knowledge of the site. Any presence of vegetation on the adjoining agricultural land should
nol be a factor for consideration of buffer adequacy as it is the responsibility of the imposing
development to provide due diligence in reducing the pctential for land use conflict on the existing
agricultural operation

Should you require clarification on any of the information contained in this response, please
contact me on (02) 66261215 or Alex Wells on (02) 66503125.

Yours Sincerely

illnar”

Selina Stillman
Agricultural Resource Management Officer — Morth Coast

NSW Cepartment of Primary Ind

Wallongbar Primary Industries Institute, 1243 Bruxner Highway, \Wollongbar NSW 2477
Tel 02 66261215 Fax: 02 66281744 www.dpi.nsw.gov.eu ABN: 72 186 616 072
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