PART 3A Submission - Lot 156 Creek Street, Hastings Point

27" April 2006

Attn: As above

PROPOSED RESIDENTIAL & TOURIST SUBDIVISION - LOT 156 in DP 628026, CREEK STREET,
HASTINGS POINT - WALTER ELLIOT HOLDINGS P/L

Dear Sir,

Pursuant to the provisions of the Environmental Planning & Assessment Act and sub-ordinate
legislation, Planit Consulting has been engaged by Walter Elliot Holdings to prepare and submit a
request for confirmation from the Minister that the development of the subject land can proceed as
a ‘Major Project’.

Pursuant to the Department’s guidelines, we are requesting confirmation from the Minister in
accord with the provisions of Clause 6 of SEPP (Major Projects) 2005. This correspondence also
seeks to gain the Director General’s Requirements. In this regard, this request is accompanied by a
preliminary assessment of the proposal, again prepared in accordance with the Department’s
requirements.

We trust that the above (and attached) information is to the Department’s satisfaction and that
should you require any further information, that you do not hesitate to contact me at any time.

Yours faithfully

Adam Smith
Director
PLANIT CONSULTING P/L

Enc.
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Section 1 - Introduction & Background

The subject site is located within the town of Hastings Point upon the
Tweed Coast. The land incorporates an area of 17.907ha and is located
within the following statutory zones pursuant to the Tweed Local
Environmental Plan 2000:-

= 2(a) Low Density Residential
= 2(e) Residential Tourist
= 7(a) Environmental Protection (Wetlands & Littoral Rainforest)

A zoning map is contained within the plans at Annexure A.

The development as shown within the attached preliminary plans is
permissible with consent and represents a use and format consistent
with the objectives of the zone.

The site has been zoned for residential or urban purposes for some
significant time and has been the subject of recent zoning amendments
initiated by Council in 2002/2003. These amendments resulted in
portions of previously urban zoned land being amalgamated in to the
environmental protection zoning ringing the current development
footprint. This effectual back zoning exercise was based on an analysis
by Council of the sites constraints as nominated by Council within in its
Local Environmental Study for the site dated 2003.

In terms of history, the site has previously been the subject of both
filling and dredging during the 1970’s and 1980’s. These works included
the creation of the large pond shown within the attached plans, which
has now been placed within an environmental protection zone.

Following is a table of development facts relevant to the Minister’s
considerations:-

Summary Table - Development Facts

DETAILS ‘

ELEMENT
Legal Property Description Lot 156 in DP 628026, Lot 10 & 11
in DP 24564
Site Area 17.907ha
Capital Investment $ $4.2M
Employment Generation
No. Allotments 58

Uses Proposed Residential Torrens Allotments,
Future Tourist Allotment,

Integrated Housing Allotment

Key Issues

. Flooding

. Buffers

. Community Interaction

. Open Space

. Access
Compliance with zone
objectives

. Stormwater Quality

. Vegetation Rehabilitation
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Section 2 - Site Details

The site is irregular in shape and incorporates an area of approximately
17.907ha.

A copy of the deposited plan associated with the land is contained
within Annexure B.

The site comprises of largely undisturbed low lying coastal vegetation
to the southwest and south east. These areas are located within the
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7(a) Environmental Protection Zone. The remainder of the site is
largely cleared and has been maintained in a cleared state for several
years. This land (shown in photographs below) is located within the
2(e) Zone pursuant to the Tweed LEP 2000.

Plate 1. View of central drain contained within the allotment.

Plate 2. Site Aerial
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Plate 3 - Montage view across site from within northern boundary

Plate 4. Creek Street access at western end (adjacent to caravan park)
Also attached at Annexure A is a series of plans relating to the

proposal, inclusive of locality plans depicting both the local and
regional context.

Section 3 - The Proposal in Summary

The proposal seeks to implement the following key actions:-
Filling of the Land

1. Filling of the land to RL 2.4m AHD, which equates to the
adopted design flood level (1 in 100 year) pursuant to Tweed
Council’s Development Control Plan No.5. Levels currently vary
across the site from approximately 1.0m AHD to 2.0m AHD.
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Accordingly, filling of the site by up to 1.4m will be required in
order to provide flood free habitable areas. A detailed flood
study is currently being prepared in this regard, with initial
investigations undertaken indicating suitable impacts.

Provision of Access

2.

Upgrading of Creek Street carriageway and the intersection
between Creek Street and Coast Road. The proposal will also
result in the extension of Creek Street towards the west.

Provision of an alternate access point through Lots 10 & 11 in
24564 and its extension along the rear of those existing parcels
fronting Creek Street.

Provision of pedestrian through links to future recreation and
environmental areas, thereby ensuring the consistent provision
of access for surrounding residents.

Bushfire Protection

5.

The proposal incorporates suitable buffers in accord with the
Planning for Bushfire Protection Guidelines 2001. In this
regard, the predominance of asset protection zones are
contained within urban zoned lands, however, consistent with
requirements relating to mosquito management and the
provision of environmental facilities within the adjacent 7(a)
zoned land, some asset protection zones are proposed within
the 7(a) Zone.

Fire fighting access links (perimeter roads) have been proposed
throughout the development in accord with PFBP guidelines
2001.

Environmental Protection

The proposal incorporates the provision of varied buffers to the
development from and within the Environmental Protection
Zone. Detailed Environmental Assessments are being carried
out at present, which will compliment several undertaken in
recent years. We note however that Council’s zoning of the
land in 2003 incorporated an acknowledgement that due to the
fact that walking trails, recreation areas and the like are
permitted within the 7(a) zone, that some buffering would be
acceptable within the adjacent zone. Of course, the proposed
development has not sought to maximise this arrangement,
rather, the attached plans depict the significant extent to
which the proposal incorporates buffering within the urban
zoned areas.

The attached plans generally depict those areas within which
open space and pedestrian linkages are proposed. These areas
will be rehabilitated, dependent upon the dominant vegetation
type, hydraulic regimes and existing characteristics. All areas
marked in dark green are to be subject to significant
rehabilitation, with the exception of where bushfire asset
protection zones are required. These areas will in the main be
limited to ground covers and spaced plantings consistent with
‘inner’ asset protection zones.

Development Uses

9.

The proposal incorporates two (2) primary uses, being (a).
Residential allotments; and (b). a larger residue allotment to
be developed for the purpose of an integrated Tourist Resort.
The residential component will also incorporate a total of 15
integrated housing allotments. This designation is adopted
from the definition of integrated housing within the Tweed LEP
2000, which permits smaller allotments in the order of 250m?
to 300m? if the approval is associated with linked development
plans of the actual proposed dwellings houses. These plans are
currently being prepared and will accompany the development
application.
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10.

lAllotment Type

The proposal can be split up as follows:-

| Number of Allotments

Residential Allotments
Integrated Housing 15
Tourist Resort 1

Residential

Lots

3.005ha

Park Area /
Environmental
Area

12.22%ha

Park Area /
Environmental
Area (%)
68.29%

Tourist
Component

Road

1.725ha 0.947ha

Servicing & Infrastructure

1.

12.

The proposal is capable of being serviced by centralised
sewerage and water facilities. Sewer and water are available
within the Creek Street road reserve.

Stormwater management is a significant issue confronting the
development. In this regard, all waters currently drain off the
site in to the adjacent lagoon area. This lagoon area is capable
of accommodating post development hydrological loads,
however all stormwater generated by the development will
require significant treatment before discharging to adjacent
waterways. This will be covered within a stormwater quality
management plan to accompany the formal development
proposal.

Section 4 - Preliminary Statutory Assessment

Following is a detailed table incorporating a summary assessment of
the proposal in relation to ‘compliance’ matters contained within
relevant assessment documents applicable to the site / development.

PROVISION REQUIREMENT COMPLIANCE
ELEMENT (WHERE STATED)
Zone Objectives [/ | Tweed LEP
Permissible
Development
2(e) Zone Tourist Development | Yes
Dwelling Houses (min | Yes
450m?)
7(a) Environmental | Environmental Yes
Protection Zone Facilities
Bushfire Hazard | Yes
Reduction
2(a) Low Density | Dwelling Houses (min | Yes
Residential Zone 450m?)
Roads Yes
Minimum  allotment
size
2(a) Zone 450m? Yes
2(e) Zone 450m’? Yes
7(a) Zone 40ha N/A
NB. Integrated Yes
Housing is minimum

250m’”
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Filling of Land /| 2.4m AHD (Fill Level) | Yes - filled to a
Flood Free Access minimum  of  2.4m
2.7m AHD (Habitable | AHD.
Floor Level)
Yes
Development Control
Plan No.5 -
Development of Flood
Liable Land
Bushfire Protection | PFBP Guidelines 2001
Buffers Rural Fires Act 1997
Refer attached plan. Yes

Open Space

Development Control
Plan No.16 -
Subdivision

Environmental Open
Space - On merits

Local Open Space
(Casual Parks) -
1.13ha  per 1000
persons.

Sporting or Structured
Open Space - 1.7ha
per 1000 persons.

Combined this
equates to a
requirement to

provide 2.87ha of
Open Space per 1000
persons.

NB. Based on a rate of
2.9 persons per
allotment, the
proposal will result in
an overall population
of 168.2 - say 169
persons.

The latter equates to
a requirement to

provide the
following:-

Structured Open
Space = 0.287ha
(2870m?)

Casual or Local Park
Space = 0.19%ha
(1900m?)

It is proposed to
contribute monies in
accord with S.94 Plan
No.5 in relation to
Structured Open
Space.

In excess of 12ha of
dedicated open space
will be provided to
Council as the public
trustee. Of this land,
in excess of 5000m*
will  be allocated
towards passive open
space facilities for
the enjoyment of the
public.
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Road Widths Development Control | Yes

Plan No.16 -
Subdivisions The proposal  will
accommodated

14m width for Local | approximately 434
Access Street | vehicles per day and
accommodating less | therefore sits well
than 1000 vehicles | under Council
per day. threshold.

15m minimum width
is proposed, with the
exception of
integrated housing
access paths which
will remain as private
roads.

Section 5 - Key Issues

The site possesses unique characteristics in relation to its proximity to
the adjacent estuary, Pacific Ocean and Tweed Coast Hinterland.
These important values are complimented by the fact that the site is
serviced and accessible from all relevant urban infrastructure.
Nonetheless, the natural values of the land in particular, also act as the
key constraining management factor in relation to the subject site.

Of particular concern are the following:-

Community Expectations

As the site has remained vacant for some considerable time, the land
has often been used by surrounding landowners as an area of open
space recreation and access path to the adjacent estuary. As a result of
this use, the surrounding community have grown to obviously
appreciate the use of this land without the benefit of legal access. The
proposal recognises the latter and within reasonable limits, seeks to
ensure that pedestrian public access is afforded to the recreational and
environmental areas contained therein. These facilities are clearly
shown within the attached documentation, which also provides
evidence in relation to the legibility and accessibility of the proposed
subdivision design.

We also would expect that on the basis of previous community
representations made to Council during the 2003 rezoning of the land,
that the surrounding residents will consider that the development of
the site in a manner consistent with the zoning of the parcel, will have
an undesirable impact upon their amenity. We would consider that
indeed there will be a partial change in character to the locality, but
not one that would be considered unreasonable given the long held
zoning of the parcel and the expectation that the site would be
developed that this zoning would normally engender.

We would expect, notwithstanding the many deliverable benefits that
the development will bring, that the proposal will result in some level
of opposition from a segment of surrounding land owners.

Flooding

The filling of the land and the location of the site within a rather
narrow throat of the dominant estuary results in a delicate balance in
ensuring that there is no adverse off site efflux of flood waters due to
displacement.

We note that the land is zoned for urban development and that
Council’s Flooding DCP (DCP 5) nominates that the site must only be
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developed if first filled to the 1 in 100 year level. This of course is
what is proposed for this site.

The site has been the subject of detailed flood modelling that is
continuing to be refined at present. This modelling has to date
demonstrated that the filling of the land can proceed without
detrimental impact upon surrounding or downstream properties.

It is noted that the access road (Creek Street) leading to the site from
Coast Road is at a level that will be subject to inundation during flood
events. This will lead to some isolation of the site during short term
flood events, however the existing of existing houses on either side of
Creek Street dictates that the raising of this road is unviable.

Environmental Disturbance

The site has been cleared in part for a considerable number of years,
obviously leading to its inclusion within the urban zoned lands
surrounding the village of Hastings Point. Those areas surrounding the
cleared or zoned portion possess significant environmental value and
accommodate a number of known species of value.

The site does not however incorporate any threatened or ROTAP
species.

The site does provide for a total of four (4) threatened fauna species as
follows:-

= Koala

»  Grey headed flying fox
= Little bent wing bat

=  Glossy black cockatoo

The habitat for these species is separated from the proposed
development footprint and is limited to the forested areas in the south
western corner of the site.

Appropriate measures have been allowed for within the preliminary
design attached, with management measures inclusive of identification
and dedication of habitat areas, rehabilitation of degraded or damaged
areas, adoption of generous buffers inclusive of zoned lands and the
limitation on recreational use within and surrounding environmentally
sensitive areas.

The inundation of the site by highest astronomical tides (HAT) is a
matter of some concern as this has been identified as extending in
part, as within the zoned and cleared portions of the site. This of
course is limited on site to estuarine grasslands. In the central portion
of the site it is proposed to develop within these areas, with the
remainder of similar areas being left undeveloped, notwithstanding
inclusion within the 2(e) zone.

Section 6 - SEPP Major Projects

With reference to the matters under SEPP Major Projects, attention is
drawn to the provisions of Clause 6, which state, inter alia:-

6 Identification of Part 3A projects
(1) Development that, in the opinion of the Minister, is development of a kind:

(a) that is described in Schedule 1 or 2, or

(b) that is described in Schedule 3 as a project to which Part 3A of
the Act applies, or

(c) to the extent that it is not otherwise described in Schedules 1-3,
that is described in Schedule 5,

is declared to be a project to which Part 3A of the Act applies.

Having regard to the above, we note that the matters contained within
Schedule 2, sub clause 1(i) states, inter alia:-

(i) subdivision of land in a residential zone into more than 25 lots or
in a rural/residential zone into more than 5 lots, but in the case of
the metropolitan coastal zone only if the land is wholly or partly




PART 3A Submission - Lot 156 Creek Street, Hastings Point

PN

PLANIT

CONSULTING

within a sensitive coastal location.

Given that the site is located within a sensitive coastal location, let
alone the coastal zone, the development of the land in a manner
exceeding 25 allotments is considered to breach the threshold relating
to the determination and format of any application to develop this
land. Accordingly, we consider that the proposal is in effect caught by
the matters under SEPP Major Projects thereby dictating that the
Minister is the relevant consent authority for this project.

Please note that there are no matters contained within the proposal
that require the concurrence from delegates of the Department of
Planning.
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Annexure A - Preliminary Plans
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Annexure B - Deposited Plan
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i G R | INTRODUCTION - CONTEXTUAL ANALYSIS
l in respect to the broader regional context
o {Source: Wereis.com,au, 2006)
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N %“2,' CONTEXT ANALYSIS
~0
bt The following concept analysis focuses on creating a dynamic residential precinct responsive to internal and external environmental, social and economic ele-
1 mm ments in order to achieve a sustainable outcome. In the regional context the proposed development will lend a formalised land pattern that promotes sustain-
able development within surrounding allotments. The residential and tourist precinct will act as an important ‘residential node’ within the residential catch-
Round 3 ments supporting Hastings Point. The proposed layout adheres to urban design principles relevant to contemporary Australian suburban residential develop-
Mountain Hastings ment. The proposal incorporates permeable linear street networks and open space corridors that both respect the natural site conditions and provide legible
Point links both to adjoining development. The built form intends to follow the natural form and will include dwellings utilising environmentally sustainable design
principles. Also,where possible water sensitive urban design will be incorporated into the sites layout to safely and efficiently manage stormwater flows.
| REGIONAL/LOCAL CONTEXT
SITE nEnlnl The site has an area of 17.907ha
Poltsville In the preparation of this documentation a number of relevant planning studies, local and state government texts were reviewed. This information was funda-
The aerial photograph below denotes the mental in preparation of the concept in order to achieve a development responsive to the environment into which it is to be established. The conglomeration
0 4.0 km A = subject site and the surounding built and of previous investigations and professional literature illustrates that the site and the region is positioned in a prime location in respect to natural environment.
e natural environments

DEVELOPMENT SUMMARY

The site is located in the suburb of Hastings Point which is within the Tweed Shire Council area situated on the far north coast of NSW. The site location is de-

picted on the site locality map and aerial photograph below and is also featured through out this investigation.

Property details are as follows:-

Site Address:- Creek Stre
Real Property Description

Area:- 17.907 ha
Development Summary:-

et, Hastings Point
s:- Lot 156 DP 628026

Refer below tables.

Allotments Number of Lots
Residential Lots 42
Integrated Lots 15
Tourist Component 1

Zoning:- Tweed Shire Council Zones; 2(A), 2(E) and 7(A)

Residential Lots

Tourist Component

Park Area

Park Area as %

Roadways

Total Site Area

3.005ha

1.725ha

12.22%ha

68.29%

0.947ha

17.907ha

DETAILED DESCRIPTION

The site is has road frontage to Creek Street. Topography is predominately flat with and is characterised by a large central area of paddock with a number of
scattered trees. Also along the perimeter of the site is land that would best be described as wetland and intertidal swamp sclerophyll vegetation.

The land is not currently improved with any buildings.

WHAT THE PROPOSAL AIMS TO ACHIEVE
This proposal aims to:-

Fulfil the requirements of Tweed Shire Council Strategic Plan, LEP and relvant DCPs;

Provide a basis for the stakeholders to understand and comment on proposed development and management intent;
Summarise the process which was followed to produce the Concept Plan;

Provide a concise overview of the main values and issues of concern to the local area and of the regional context;

Document the various types of urban open space and how they are to be managed and developed (incorporated into the natural
Identify key performance indicators, polices and relevant topical literature used to develop concept and final ; and
Communicate this information effectively to all interested stakeholders.

environment);

THE AREAS COVERED BY THE REVIEW
The proposal covers the following topical information in a graphically notated format:-

Ecological;

Bushfire;

Hydraulics & Local Drainage;

Access & Mobility;

Surrounding Environment - both natural and built form; and
Open Space
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Incorporate natural
drainage lines into open
spaces and WSUD

Linear road networks to
provide a high level of
amenity to open space and
adjoining residential
development.

ESTRIAN PATHWAY
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Potential bushfire hazard.
EXISTING URBAN DEVELOPMENT
HIGHEST ASTRONOMIGAL TIDE (HAT - RL 1.14)
OPPORTUNITY No.1 = SR
=
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linkage to existing o
Area subject to infrequent pedestrian path.
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"SITE CONTEKT

‘ URBAN DESIGN - CONCEPT DEVELOPMENT

GUIDING PRINCIPLES

ESD

» The design of residential structures will be supportive to observe desirable orientation lot size and shape where practical to enable dwellings to achieve
Environmentally Sustainable Design (ESD) outcomes.

SUSTAINABILITY

ENVIRONMENTAL

* The economic sustainability of the Hastings Point area strongly relies on the recognition and appreciation of the ecological assets of the wider region. Highlight the
natural landscapes and incorporate into open space corridors and park lands.

* Retain where possible native vegetation within open space reserves including Conservation and rehabilitation of natural wetland or waterways as waterway linkages;

» Utilise endemic species within landscape walk/cycle t
i ﬁTﬁﬂ ﬁ framed views.

» Utilise landscape elements to create specific

WSuUD
» The proposed residential development will take advantage to integrate Water Sensitive Urban Design (WSUD) principles at the onset of the development ensuring an
environmentally sustainable outcome. Key principles of Water Sensitive Urban Design (WSUD) applicable to this development include:
* Reducing potable water demand;
. Mlnlmlsmg waste water generatlon and
* Stormwater treatment systems such as gross ﬂﬁ Eﬂﬂ n Es. G N

ACCESS & MOBILITY
* Connect people and places by developing the proposed residential ‘neighbourhood’ as a compact walkable environment with a desirable, dynamic and comfortable
public realm.

* Through legibility people can develop a feeling of nodes, boundaries, paths, edges and landmarks, and through means of visual cues. Through a good knowledge of
legibility, planning methods can better deve\l/?ied to understand people’s mental perception of their Imk to the landscape.

« CPTED entails the proper design and effecti f crime and incidence of crime’ such as passive
surveillance with building orientated to keep

OPEN SPACE

+ Sustainable development in this residential context is a broader concept than just environmental protection that does not stunt the areas ability to grow. It takes into

account the long term health and integrity of the environment associated with human activities while maintaining economic viability.
» Create a sense of place ‘community identity’ through creation of places and open spaces that facilitate community interaction and exchange such as BBQ, picnic
facilities and passive recreational opportunities. A range of active and gierr eational spaces are to be employed to create spatial diversity and offer choice to

the community.
* CPTED principles will be used to enforce safe
and landscaping maintaining clear sight line gl = .
* The open spaces will be used to protect envlronmentally sensitive areas incorporating significant vegetation communities. These open spaces will be linked to provide
both pedestrian and faunal corridors supporting faunal migration and promoting active recreation and alternative transport modes.
* The creek line and its riparian vegetation retains the potential to be developed into a significant open space ‘community resource’,

, including responsive open spaces offering opportunity for passive surveillance

URBAN FORM & LANDUSES

» Incorporating a mix of lot sizes and residential densities, addressing public safety, minimising exclusion and offering consumer and life style choices will lead to the
creation urban vitality, a sense of place and greater opportunities for interaction.

* A mix of low and medium density residential lot sizes and dwelling types front the creek open space system. The park front location maximises the amenity for these
residential uses whilst the houses in turn improve the safety for the park users by fronting and overlooking the park. (CPTED Principles)

RESIDENTIAL AMENITY
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PROPOSED END OF LEGEND
ROAD CONSTRUCTION
STREETSCAPING/LANDSCAPING LOT ORIENTAION ALLOWS BUILT HRRELOTE -4 N0m fIPER SNGE @ | STREETTREES/STREETSCAPING
TO PROVIDE INTERNAL FORM TO UTILISE ESD
IDENTITY TO DEVELOPMENT PRINCIPLES.
. SMALL LOTS >600m CREEK LINE (APPROXIMATE) ©_ | sowsos
. ENVIRONMENTAL /REHABILITATION ZONE EXISTING DEVELOPMENT O GAZEBO/PICNIC SHELTER/BBQ FACILITIES
. PROPOSED RESORT DEVELOPMENT WETLAND AREAS EXTERNAL TO SITE X_E PATHWAYS/BOARDWALK/VIEWING PLATFORM

NORTH STAR HOLIDAY RESORT

g7 T
AE

BOARDWALK / FOOTWAY WILL
ACT BUFFERS TO THE WETLAND
AREAS WHILST PROVIDING A
FIRE BREAK TO ADJOINING
RESIDENTIAL DEVELOPMENT.

BUSHFIRE BUFFER TO BE
GENERAALY IN ACCORDANCE - . _ =—"\
WITH PLANNING AND BUSHFIRE & 43 (part L M 2

PROTECTION GUIDELINES. . OXIHATE ONL ; D.P.749336 478

BRSNS

10U 557

PEDESRIAN LINKAGE INTERNAL
AND EXTERNAL.

iy

DETAILED SITE SPECIFIC
; ARCHITECTURAL PLANS SHALL
BE PROVIDED FOR THE SMALL
. WEIGHT MATERIALS - COASTAL
£
Q

EXISTING LAGOON

RESIDENTIAL LOTS
OVERLOOKING WATERWAYS/
WETLAND AREAS AND OPEN
SPACE OFFERS SIGNIFICANT
RESIDENTIAL AMENITY AND
ACHEIVES CPTED PRINCIPLES.

SPRIVATE ROAG
8 WIDE

LOTS - CONTEMPORARY LIGHT
ENERGY EFFICIENT THEME.

' GHES T ASTRONOM/ CAL
NIDE (RL !'M(} y
ARPROX IMATE DMLY

P

OPEN SPACE AFFORDS OPEN SAPCE PROVIDES FOR
SIGNIFICANT AESTHETIC PASSIVE RECREATION THROUGH
VALUES CAPTURING THE LOW KEY PICNIC / BBQ
NATURAL WETLAND SETTINGS FACILITIES.

AND CONSERVING INTERNAL
AND EXTERNAL VISTAS/VIEW
SHEDS.

OPEN SPACE TO INTEGRATE
WITH ADJOINING
EVNVIRONMENTAL AREAS

APPROXIMATE Pt ON~OF
= M.H.W.M. (D.P. 628026)
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