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Freshwater 594ha

Wetlands within Wetland Retained in its entirety S | hosha
TOTAL 19.22na__ -_ - —

In addition to the above there will be a minor increase in the impact on the Swamp Oak Floodplain -
Forest EEC as a resuit of the proposed relocation of the southern access road (approximately 0.5ha —
0.1ha of which is located on the subject site and the remaining 0.3%ha on the adjoining Council owned
STP site. In addition a further 0.13 ha of disturbed Red Gum Open Woodland (a low condition EEC)
and a very small area (0.03ha) of Bangalay Sand Forest will be affected by the relocated access.

The additional fands impacted by the relocated southern access road are part of regeneration areas for

the proposed development. The areas of impacted EEC's {0.66ha} we be accommodated on a 1:1
- offset basis in a revised restoration iayout with cleared grasslands adjommg the northem boundary of
- the STP.

* The tmpact of the proposed relocatlon of the southern access road is dlscussed in further detail |n
Section 5.7.1 of this report. -

“In general terms the proposal results in a maintained and improved outcome for the three EEC‘
detailed above. :

{e) Valuation Principle — The approach taken for this project has been to assess the environmental

impacts of the proposal and identify appropriate safeguards to mitigate adverse environmental effects.
The mitigation measures include the cost of implementing these safeguards in the total project cost.

3.7 ENVIRONMENTAL PLANNING INSTRUMENTS (EPIS)

~ 3.7.1 Application of EPIs to Part 3A Projects.

To satisfy the requirements of section 75i{2)(d) .and (e) of the Act, this report includes references to the
provisions of the environmental planning instruments that govern the carrying out of the project and have been

- taken into consideration in the environmental assessment of the prOject A summary of compliance with the

relevant EPls is at Appendix B. _
The provisions, including development standards of focal enwronmental plans and development controt plans

" are not required to be strictly applied in the assessment and determination of major projects under Part 3A of

the Act. Notwithstanding, these standards and provisions are relevant considerations as the DGRs require the ~

~ proponent to address same. Accordingly the objectives of a number of EPIs and the development standards
- therein.and other plans and policies that substantially govern the carrymg out of the project are appropnate for
- consideration in this assessment as follows:

- 3.7.2 State Environmenta Planning Policy (Major Projects) 2005
The Major Projects SEPP-applies to the site. The proposal satisfies the Major Project criteria in the SEPP on

the basis of the proposed development being the subdivision of land in a residential zone creating more than 25
lots in the coastal zone. This has been discussed in more detail in Section 3.1 of this report. o

- 3.7.3 State Environmental Panning Policy No. 71 - Coastal Protection (SEPP 71)
~ SEPP 71 applies to the land and development within the coastal zone (clause 4) as defined by the Coastal

Protection Act 1979. The subject site is located within the coastal zone. SEPP 71 provides aims of the Policy
(clause 2) and matters for consideration (clause 8) when assessing development proposals. The Policy has
been made to ensure that development in the NSW coastal zone is appropriate and suitably located, there is a
consistent and strategic approach to coastal planning and management and there is a clear development
assessment framewaork for the coastal zone. The major themes of SEPP 71 include retention of visual amenity,
protection of the coastal foreshore in relation to amenity, public access, wildlife comridors, water quality, views,
items of heritage and suitability of development within the area. The proposal is considered to be consistent
with the provisions of SEPP 71 and this is discussed in more detail at Appendix B. ‘
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3.7.4 State Environmental Planning Policy No. 14 - Coastal Wetlands

The Bevian Wetland is classified under SEPP 14. The purpose of. the Policy is to ensure that coastal wetlands '
are preserved and protected in the environmental and economic interests of the State. The SEPP prowdes _
aims of the Pohcy {clause 2) and restrictions on the development of certain land (clause 7)

The natural attributes of the Bevian Wetland will be preserved through the:

» creation of vegetated buffers (minimum 50 metres, extending to 200 metres in some Iocatlons) around
its perimeter, . _

- creation of vegetated riparian zones along drainage lines and watercourses which drain to the
- Wetland; and

e implementation of a comprehensive water'management plan as part of the future development which
will ensure that the quantity and quality of urban runoff does not compromlse the water quality of the
Wetland. -

The proposal is con3|dered to be consistent with the prowsrons of SEPP 14 and a detailed assessment of the

_ -.proposai against the provisions of the SEPP is provided at Appendix B.
© 375 State Environmental Planning Policy No. 11 - Traffic Generating Developments (SEPP 11) (Now

State Enwronmen_tat Planning Policy {Infrastructure) 2007)

‘Schedule 2 of SEPP 11 applies to subdivision of land into 50 lots or more. The Policy aims to provide the RTA
_ an opportunity to make representations in respect of developments which are significant generators of traffic.. in
this regard, the proposal was referred to the Local Traffic Committee in which the_ RTA is represented.

The application was also referred directly to the RTA and no objection fo the proposal was raised, advising that '

George Bass Drive is an unclassified regional road and indicating that the assessment of road safety and traffic
impacts associated with this development is a matter for Council. :

Council's issues in refation fo the proposed access are discussed in section 5.7 of this report.

3.7.6 State Environmental Planning Policy No. 44 — Koala Habitat Protection (SEPP 44)

The aims of SEPP 44 are to encoorage the proper conservation and management of areas of natural vegetation * -

 that provide habitat for koalas to ensure a permanent free-living population over their present range and reverss '

the current trend of koala population decline by requiring the preparation of plans of management, identification

... of areas of core koala habitat and the inclusion of areas of core koala habitat in environment protection zones.
~ The site contains one tree species (Eucalyptus tereticomis) listed as koala feed trees in Schedule 2 of the. -
- SEPP however it constitutes less than 10% of trees on the site (less than the 15% required by the SEPP).

 The site is not considered to contain “Potential Koala Habitat’ as defined under the provisions of SEPP 44.
3.7.7 State Environmental Planning Policy No, 55 - Remediation of Land (SEPP 55)
- The'aim of SEPP 55 is to provide for remediation of contaminated land for the purpose of reducing the risk of

harm to human health or the enwronment and requiring that any rernedlatlon work meets certain standards and

“notification requirements.

The EA included a preliminary contamlnatlon assessment involving a review of historical use of the site, a
groundwater bore search, review of council records and historical aerial photographs, a search of regulatory

* Notices or Orders and a site inspection.

Whilst the overall potential for contamination is considered to be low, total of 37 sites were identified as
Potential Areas of Environmental Concem, 10 of which were deemed to be Areas of Environmental Concern.
Requirements for additional investigations being undertaken and further detailed information being prepared to
accompany any future applications are recommended as part of the concept approval.

3.78  Lower South Coast Regional Environmental Plan No. 1 (LSCREP 1)
The REP applies to the site as it is located in the Lower South Coast Region;' The requirements of LSCREP 1

-are addressed in Appendix B and.the proposal is consistent with those requirements.
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3.7.9  Lower South Coast Regional Environmental Plan No. 2 (LSCREP 2}

. The REP applies to the site as it is located in the Lower South Coast Region. The requirements of LSCREP 2
are addressed in Appendrx B and the proposal is consistent with those requirements.

3 7.0 Eurobodalla Rural Local Environmental Plan 1987 (LEP) _
The LEP was gazetted on 12 November 1987. An assessment against the requirements of the LEP is included -
at Appendix B and the proposal is considered to be consistent with those requirements. :

3.8 OTHER PLANS AND POLICIES _
The Proposal has been considered against the following non-statutory documents:
3.81 South Coast Regional Strategy i

The primary purpose of the Regional Strategy is to ensure e that the 3|gn|f icant natural and scenic assets that
define the region's character and underpin its economy are not compromised by growth. It will do this by
“ensuring that land is available in appropriate locations to sustainably accommodate the projected population
~“growth and associated housing, employment and environmental needs over the next 25 years. The Strategy

sets ‘Outcomes’ and ‘Actions’ for various components including the natural environment, natural hazards,
housing and settlement, economic deve[opment and " employment growth, rural landscape and rural
communities.

-+ .. Of specific relevance to this application is the a:m of the Strategy to cater for a housing demand of up to 45,600

. new dwellings by 2031 to accommodate an additional 60,000 people expected in the region. The realisation of

-+ the proposed development will yield 792 residential allotments which will make a significant contribution to
. 'meet:ng projected housing demand in the region. _

i A full assessment of the proposal agamst the aims and objectives of the Strategy is provided at Appendix C.
*3.8.2 NSW Coastal Policy 1997 and NSW Coastal Design Guidelines

The NSW Coastal Policy 1997 responds to the fundamental challenge to provide for population growth and
~economic development without placing the natural, culturai, spiritual and heritage values of the coastal
*environment at risk. The Policy is based on the principles of ecologically sustainable development and

- addresses a number of key coastal themes including population growth, coastal water quality issues and
“establishing a comprehensive and representative system of reserves. The NSW Coastal Design Guidelines aim

E to ensure that future developments and redevelopments are sensitive to the unique natural and urban settings

-of coastal places in NSW. The Guidelines provide an urban design focus for the coastal context. The coastal
policies and guidelines are relevant Ieglslatton and piannmg provisions applying to the site. The issues -are

* “discussed in more detall at Appendix C.

3.8.3 Eurobodalla Urban Settiement Strategy

The Strategy was adopted by Council on 5 December 2006 and implements Council's Sustainable Living Policy

by providing guidance in planning for and maintaining and allowing for growth to create a sustainable and
healthy economy, community and environment. The Strategy is 'aligned wit_h the South Coas_t Regi_onal
Strategy released by the Department in 20086.

The proposed development has been assessed against the relevant principles and actions set out in the
_Strategy (refer Appendix C) and has been found to be generally consistent with same.

3.8.4 Development Control Plan No. 160 Rosedale Urban Expansion Zone {DCP 160)

~ The DCP came into effect on 22 November 1989 and divides the land to which the Plan applies into a series of
6 precincts. The DCP was prepared to ensure that due consideration is given to the relevant physical, social
and economic factors affecting the land and to provide for orderly and economic development.

The DCP is designed to provide the framework within which developers should work in subdividing the land
within the Urban Expansion Zone. An assessment of the proposed development against the provisions of the
DCP is provided in Appendix C and the proposal has been found to be generally consistent.
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3.8.5 Development _C.ontrcI.P_Iah No. 156 Rural Subdivision (DCP 156)

The DCP came into éffeét on 16 December 1987 and provides contrals for the subdivision of rural land. Part of
the subject site is-zoned Rural 1(c) and as a consequence, the proposal has been assessed against the
provisions of the DCP (refer Appendix C). :

The DCP is designed to provide the framework within which developers should work in subdividing the land
within the Urban Expansion Zone. An assessment of the proposed development against the provisions of the
DCP is-provided in Appendix C and the proposal has been found to be generally consistent, with the exception
of the minimum allotment size. This issue has been addressed in Section 3.2 and Section 5.1 of this report.
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4, CONSULTATION. AND ISSUES RAISED

4.1 PUBLIC EXHIBITION DETAILS

The Department received a total of 40 submissions comprising 32 submissions from the public (including 3
residents’ groups) and 8 submissions from public authorities as part of the exhibition of the originally submitted
application from 6 March to 7 April 2008. Public submissions were received from Eurobodalla Shire Council,
Department of Environment and Climate Change; Roads and Traffic Authority, Rural Fire Service, NSW
Department of Education and Training, Department of Lands, Department of anary Industries, and the

- Department of Water and Energy.

The 32 submissions from the public all ralsed objectlons to the proposal T.h_ere were no submissions in
suppon '

A Preferfed Project Report was lodged on 10 July 2008 and as the changes to the’ nature of the project were |
not szgnif icant, it was not re-exhlblted but was placed on the Department’s websne

4. 2 SUBMISSIONS FROM THE PUBLIC
424 Summary of Issues raised in public submissions
- The following issues were raised in the public submissions:

. o Traffic and Access

— general concern about the quantum of traffic generated by the proposed development and the
ability of the local road rietwork fo accommodate it (refer further detail at Section 5.7); '

- concem about the safety and environmental impacts of the proposed location of the southem
access road (Bevian Road alignment, west of the Wetland) - requested that a location to the
east of the Wetland be investigated. As indicated previously in this report, the Proponent has
‘refocated the proposed southem access road and this is discussed in further detail at Section
2.3 and Section 5.7.1.

e  Infrastructure — concem about the ablllty of existing mfrastructure / services to accommodate the
additional demand generated by the proposed development (refer further detail at Sectlon 53. 2 and
‘Section5.14). - _

R Urban Design / Subdivision Design / Lot Slzestensﬂy

—- proposed lot sizes do not comply with Council's Setllement Strategy and are not consnstent
- with surrounding areas (refer further detail at Section 1.2.2, Section 3.8.3, Section 5.1 ancl
Append|x C);

~ the proposed subdivision in the part of the site zoned Rural 1{(c) in the south western corner
does not comply with Counci's policy for subdivision of rural residential land (refer further
detail at Section 3.2, Section 3.8.5, Section 5.1 and Appendix C);

— general concern about the scale and densuty of development (refer further detail at Sectlon
5.1.2). .

» . Environmental Impact
- impacts on flora and fauna (Section 5.4);
- impacts on water quality in.the Wetland and Saltwater Creek (Section 5.5 and Section 5.6)

- concern about the proposed boardwalk traversing the Wetland (ngte — the Proponent has
deleted this element from the proposal as a result of the relocation of the southem access
road); and

- adequacy of proposed buffers (Section 5.5.4).
e Amenity |
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— size of the development and resultant population will erode existing high amenity of the area;
(Section 5.2.4)

~ development is out of character with the existing low density development in the locality
" (section 5.2.4)

*  Bushfire Risk (refer Section 4.3.2 and Section 5.8}
e Visual Impact (refer Section 1.2.2 and Section 5.2)
s Social and Economlc Impact (Section 5.3)
- _no economic analysis of the need for commercial / retail facmtles is provided (Section 5.3. 2)
proposal does not make provision for medium or fow cost housmg (Sectlon 5.3. 1)
. Strategrc Planning Issues (Section 1.2. 2 Sectlon 3.8 and Appendax C)

= concem about location of the proposed development (should be closer to existing centres
such as Moruya or Batemans Bay;

- |mpact of such a large development on the 3 hamiets (Rosedale, Guerilla Bay and Barlings
-~ Beach) will result in urban sprawl and will resuit i ina loss of settlement type and character.

itis con3|dered that the above issues where relevant, have been addressed by the proponent (in its Response
to Submissions) and in the recommended-modifications to the Concept Plan as documented in this report.

- Detailed discussion of the key issties of the proposal is contained-in section 5 of this report. A summary of the

submissions received is included at Appendix D. The proponent responded fo these submissions as part of the
- Preferred Pro;ect Report and the proponent's response fo the issues raised in the submissions is included at
~AppendixF.

4.3 SUBMISSIONS FROM PUBLIC AUTHORITIES
The following submissions were received from public authorities:
4.3.1 Eurobodalla Shire Council

- Extensive discussions between the Proponent, the Department and Council have heen undertaken during the

course of the assessment of the Concept Plan. Council's primary issues are as follows:

» buffer o the adjacent Sewage Treatment Plant — the original Concept Plan did not provide the -
' minimum 400m wide buffer between the STP and any proposed residential allotments (a total of 38
- " residential lots were shown in the south eastern comer of the site which fell within the sphere of
- influence of the STP) . Council indicated that it would be prepared to consider residential development

_in this area at some time in the future provided the proponent can demonstrate to Council's satisfaction - -

that the locafion of any lot satisfies the relevant odour management criteria for residential dwellings

Resgonse

The Proponent has amended the Concept Plan, by identifying a “deferred” area, effectlvely deleting 38 lots |
affected by the STP buffer. This area will be the subject of a separate project or development apptlcatlon '

In this regard, it is recommended that a condition be included in the concept approval which requires that any
application for development in the “Deferred Area” as shown on Drawing No. CA-003-K ~ Concept Subdivision
Plan, shall demonstrate fo the safisfaction of Council and DECC that any future development can satisfy the
relevant odour management criteria for residential dwellings.

« concem about the location of the proposed Southemn Access Road using the Bevian Road alignment in
terms of environmental impacts on the Wetland and traffic / safety issues.

Responge:

In response to the concemns raised by both Council and the general public in this regard, the Proponent now
proposes that the southern access road be relocated to the east of the Bevian Wetland, adjacent to the
Tomakin Sewage Treatment Plant. This has been identified by Council as the prefermed location for the
southern access. B - -
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. The adjusted Iocat|on of the southern access road has been incorporated in the Preferred Project Report and is

discussed in detatl in Section 5.7.1 of this report.

e concemn about the proposed northern access road to George Bass Drive, specifically the ablllty of the
intersection at Bevian Road to achieve safe and efficient design.

~ Response:

The Proponent has submitted preliminary intersection design drawings which demonstrate the functionality of

~the proposed intersection. Council has reviewed this information and has expressed the view that it should be
- restricted to a left-in / left-out arrangement and that the provision of an additional road connection should be
'-tnvestigated through the adjoining Rosedale Farm site, to connect with George Bass Drive at Rosedale Parade.

" The Proponent has-incorporated an undertaking in the Statement of Commltments to explore the possibility of

providing such a connection, subject to it being eco!oglcalty and physically possmle

Notwithstanding the above, the Department is satisfied that adequate vehicular access to':.’ from the site can be
achieved via the proposed northern access road, whether or not a connechon is ultlmately achleved via the

| ~ adjoining site. This issue is d|scussed in detatl in Section 5.7.2 of this repo:t

o upgrade of the extstmg- Burri Road to the north of the Stte. Councit has indicated that the additional
traffic movements on Burri Road that are likely to be generated by the proposed development are ~
within the capacity of the road and no further assessment is required. However, Council has advised -
that it will negotiate with the Proponent to seal Burri Road to the boundary of the subject land as part of - -
the contnbuttons that the development wilt atfract. : '

Response:

This is a mafter for Councﬁ and the Proponent. The proposed development will attract contributions towards
public infrastructure and community facilities at development application stage, which wilt be calculated and
levied in accordance with the Council's Section 94 Contributions Plan.

o Internal collector road should be constructed to Council's required standards and dedicated-to Councd
as a public road.

- Response:

The Proponent has confirmed that this is the intention. In addition, the Schedule of Requirements for future
project or development appilcatlons WI" make reference to the need for the standards and requ;rements cf _
Council to be satisfied. '

& minimum lot sizes — Council has confirmed that it has no objection to the range of lot sizes proposed
as part of the Concept Plan.

Response:

The proposed lot sizes range from 450 — 1,600sgm in the southern' part of the site; 450 — 1,750sgm in the
central area; and between 750 — 8,550sqm in the northern part of the site.

Although some lot sizes are smaller than the DCP reguirements '(DCP Nos. 156 and 160), they are considered
to be consistent with the recommendations of the Sensitive Urban Lands Review, the South Coast Regional
Strategy and the Eurobodalla Settlement Strategy and are considered to be satisfactory.

4.3.2 NSW Rural Fire Service (RFS)

The RFS has reviewed the proposed development under the Planning for Bushfire Protection 2006 and has
recommended appropriate conditions. On 10 April 2008, the RFS provided comment and conditions on the
amended PPR and these are reflected in the modifications to the Concept Plan and the schedule of information
required to be submitted as part of any subsequent project or development application at Tag A.
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4.3.3 NSW Roads and Traffic'Authority (RTA)

The RTA has advised that George Bass Drive is an unclassified regtonal road and as such considers that the
assessment of road safety and traffic |mpacts associated. W|th the: proposed development is a matter for

;  Eurobodalla Shire Council.

- In response to a direct request from the Proponent, the Authority further advised that it has'.reviewed the
. existing 100km/h speed zone on George Bass Drive and does not support a reduction in the speed limit.
~ Accordingly, any connection to the existing public road network associated with the subject proposal should

comply with minimum safe intersection sight distance requirements as detailed in the RTA Road Deésign Guide.
This will be included in the schedule of requirements for any subsequent project or development” appllcations

~associated with the Concept Plan.

4.3.4 Department of anaryr Industries (DPI) _ 7
The DP! has raised no objectlon'to the proposal, subject to the inclusion of conditions contained in the

~ correspondence dated 25 March 2008. These requirements are reflected in the schedule of reqwrements for ‘
- any subsequent project or development applications associated with the Concept Plan at Tag A.

DP} has confirmed that the WSUD stormwater management measures and water quality monitoring strategy is
satisfactory. DPI also concurs with the commitment for the design and construction of the four watercourse
crossings of Saltwater Creek.

4.3.5 Department of Water and Energy (DWE)

'~ The DWE reviewed the original proposal and the proposed relocation of the southern access road detailed in
the Preferred Project Report and has provided comments and recommended appropriate conditions pertaining

to:

{i) the protection and rehabilitation of the wetland, associated vegefation and the vegetated buffer around
the wetland; and _

(ii) the protection and rehabilitation of the watercourses and riparian cortidors on the site.

- These requirements have been incorporated as appropnate as etther modifications to the Concept Plan or as_ _' .
- matters to be addressed in future applications. -

43, 6 Department of Education and Training RN o
The Depanment has advised that existing govemment schools serving the Rosedale commumty currently have

no surplus accommodation capacity to cater for the addltlonal students that would be generated by the

. proposed development.

- The site is within the catchment areas for -Brouleé‘ Public School and Batemans Bay High School. Both these
.- 'schools are managing existing student demand with supplementary demountable classrooms. Any further
- residential growth would necessitate further additional facilities needs at these schoals.

The Department has confirmed that the proposed development would generate the need for the equivalent of 5
additional primary homebases and 5 additional secondary general leaming spaces, plus associated spaces.
These would be provided on the existing abovermnentioned school sites, both of which are of the Department’s

- optimum site size {and can therefore accommodate the additional learning spaces).

Accordingly, the Department has advised that it has no requirements for land for school purposes in relation to
the proposed development.

4.3.7 Department of Environment and Climate Change {DECC)

In correspondence, dated 26 March 2008, DECC confirmmed that it had reviewed the documentation submitted in
respect of the Major Project Application and was satisfied that the plans, reports and the recommendations

- contained therein addressed all the Department's issues.
" The information submitted by the Proponent in support of the alternate Eocatlon for the southern access road in

the area between the Wetland and the Sewage Treatment Plan, was referred to DECC for review and comment
on 30 June 2008.
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In correspondence dated 1'8 July 2008, DECC confirmed that either option for the southern access road could
be acceptable, subject to various recommendations. These requirements have ' been- incorporated as
appropriate, as either modifications to the Concept Plan or as matters to be addressed in future applzcatlons

o - 4,38 Department of Lands

§ -~ A number of Crown Public Roads traverse the subject site. The Department has not raised any objection to the
. _proposed development, but has provided advice regarding the process and procedure for the closure and
: purchase of Crown Roads and transfer to Council. ‘This information has been mcorporated in the Schedule of
Requirements for Future Applications at Tag A _

439 Nature_(_:_onservatlon Council

The Nature Conservation Council objects to the proposed development on the basis of its impact on flora and
- fauna species listed under the Threatened Specres Consen/atron Act 1995 and on the Bevian Wetland. It
makes two recommendations, as follows:

(|) that the development not be approved, for the sake of the recorded and any other threatened species
potentially on site. At the very least, a Species Impact Statement should be compiled and reviewed
appropnately, forestailing any development and

SN (i) that the proposed subdivision ought not.to be approved for the sake of protecting the endangered
M ecological communities on site from the detrimental effects of development and human occupation of
the numerous proposed residential lots.

~ In relation to point (i) above, the Proponent has undertaken extensive survey and analysis of both flora and
fauna on the site and the legislative requirements of both the Environmental Planning and Assessment Act
1979 and the Threatened Species Conservation Act 1995 have been satisfied.

A total of six (6) threatened fauna species have been recorded on the site — Powerful Owl, Glossy Black
- Cockatoo, Eastern Freetail Bat, Greater Broad-nosed Bat, Eastern Bentwing Bat and Yellow-beliied Glider.

Three (3) endangered ecological communmes were also recorded on the site — Swamp Oak Floodplain Forest,

River Fiat Eucalypt Forest on Coastal Floodplains; and Freshwater Wetlands on Coastal Floodplains. The
Proponent has satisfactorily demonstrated that the proposed development will result in a net increase in the
quantum of all three EEC's (refer Section 3.6).

o :_: Furthermore, there is no requwement for the preparation of a Specles Impact Statement and the Proponent has -
- satisfied the Draft Guidelines for Threafened Species Assessment (DECC and DPI July 2005). - -

_As to pomt (ii), ‘it is considered that the proposed development incorporates sufficient: restoration and
_______ - - revegetation works and provides habltat corridors throughout the development to facilitate the ongomg wabllrty
. - of the ecological communities. . _ _ _ s
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5. ASSESSMENT OF ENVIRONMENTAL IMP__ACTS__

- Key issues considered in the Department's assessment of the Enwronmental Assessment, Preferred Project

Report and consideration of the draft Statement of Commitments submltted by the Proponent mclude the
following: :

»  Subdivision, lot sizes and urban design;
e Visual Impact, Amenity and Scale;
e Social and Community; S _
. Environmen'tai Protection_(Thfeatened Flora and Fauna and Ecological Corridors);
e Riparian Management; | '
o  Water Cyt_:le Management;
e Traffic and Access; |
‘e Bushfire:
. FIoodin.g and Climate Change;
|  - : European and Aboriginal Heritage;
e Location of future residential development near the Sewage Treatment Plant (STP).
¢ Infrastructure Provision;

»  Soil and Contamination.

5.1 SUBDIVISION, LOT SIZES AND URBAN DESIGN

511 Minimum Lot Sizes

- -Subdivision is permissible in both the Urban Expansion Zone and the Rural 1{c} zone. The proposal has been
. assessed against the aims and objectives and the relevant provisions of the Eurobodalla Rural Local
'EnVIronmentaI Plan 1987 (as amended) and has been found to be consistent - refer Appendix B.

-Similarly, an assessment of the proposal against the provisions of Eurobedalla Councii's DCP No. 160

Rosedale:and DCP No. 156 - Rural Subdivision (refer Appendix C) demonstrates that it either complies oris -
consistent with all relevant objectives and controls, with the exception of Clause 4.2 Lot Slzes and Subdivision
Density in DCP 156 Rural Subdnnsmn which provides that:

For areas where specific constraints maps are yet to be determined, lots created should have an
‘average area of 2ha or more in order to maintain the “semi rural character” of land zoned Rural Small -
Holdings. ' U

The average lot size principle is used fo protect environmentally sensitive areas from the effects of
development without undufy restricting the overall development potential of the land. The average lot
size may be achieved either by intermingling of several different lof sizes within the subdivision
according fo environmental constraints or by the clustering of smafler lots in either one or several areas
to protect larger environmentally sensitive areas elsewhere on the land.

Lots less than 5,000sqm or the re-subdivision of environmentally sensifive fand will not be permitted.

A small area of the site (7.23ha) in the south western comer is zoned 1{(c) and it is proposed to be subdivided
into-26 lots ranging in size between 558 and 3,665sqm, with the larger lots arranged around the edge of the site

- where it adjoins the existing Barlings Drive subdivision {also zoned Rural 1(c)). This results in an average lot

size in this area of 1,642sqm.

Notwithstanding the numerical non-compliance with the DCP provisions, Council has examined the proposal
and has confirmed that it supports, in principle the range of proposed lot sizes. _
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The South Coast Regional Strategy includes a set of Sustainability Criteria against which any proposal for fands
not already identified for urban expansion must be assessed. A full assessment of the proposal for the part of
the site zoned 1(c) against the Sustainability Criteria is zncluded at Appendlx C and clearly demonstrates that
the land salisfies these requirements. :

5.1.2  Density of Development

One of the objections raised by the public in the submfssmns was |n ‘relation to the scale and density of _
development. In this regard is should be noted that: ' :

- e the site was originally identified (and zoned) for urban -expansion by Council in 1987.. In the
preparation of DCP 160 — Rosedale Expansion Zone, Council undertook an analysis of the
- environmental capacity of the land to accommodate a range of urban development including dwelling
houses, medium density development (townhouses, villas etc), residential ﬂat buildings -and up to
1,500sgm of retaif / commercial floor space;

o  the Sensitive Urban Lands Review in 2006 concluded that the westem portion of the lands zoned for
urban expansion (this specifically applies to the ‘subject site) are mostly suitable for urban
development, particularly in view of the past land clearing and farming use and that-residential
development should aim to achieve a range of housing types to meet demographic change, with a
higher overall yield that traditionally achieved in adjoining areas, to make better use of land resources
and utility services; :

e the South Coast Regional Strategy released in 2006 recognises the site for future urban development
and as being integral to the delivery of housing targets (up to 45,600 new dweliings) by 2031; and

» the Eurobodalla Settlement Strategy refeased in December 2006 stipulates the application of minimum
lot sizes to land zoned Urban Expansion at Rosedale of 1,200sgm. The average lot size achieved on
the subject site as a result of the Concept Plan will be 1,500sqm. It should be noted therefore, that the
site will actually achieve a lesser density than was contemplated in the Strategy, however the intensity
of development has been determined following careful analysis of the environmental constraints and
the resultant development is respectful of the environmental capacity of the site.

“On the basis of the extensive physical analysis of the environmental capacity of the site, together with the

provisions of various strategic planning documents prepared by both the Department and Council, it is
considered that the scale and density of the proposed development is satisfactory in this context.

513 Urban Design
' The 'proponent was required to identify the extent of potential devellopment footprints, building envelopes and

built form controls, and any significant vegetation to be removed. In this regard it should be noted that the

- Goncept Application does not seek approval for any. built form and that any subsequent development will be the
: sub;ect of separate applications to be submitted to Council. C '

Notwithstanding the above, the Proponent has prepared a set of draft Urban De3|gn Gundehnes to accompany -
the application which identifies building zones for each aliotment and sets out the controls on the general nature

. and architectural style of buildlngs it is envisaged that the final detail of the Design Guidelines will be
- negotiated with Council. g -

The schedule of requirements for future applications includes a requirement for site specific development

- standards/guidefines to be prepared and submitted to Council when development consent is sought for

development application for the first stage of development. Council have advised the Department that they will
seek to incorporate specific development standards (produced by the proponent) to guide future development
on the site into the shire-wide Development Control Plan that Council is currently preparing.

2.1.4  Subdivision

The concept subdivision layout has been examined and has been found to be generally satisfactory in that it:
e adequately addresses pedestrian and vehicle safety and surveillance of streets and public spaces;
¢  makes provision for substantial conservation areas and areas of open space across the site;
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e makes provision for a logical road network which provides through access across the S|te and
facilitates pedestrian and bicycle movement to, within and through the site; and :

- o takes info account passive sola_r_ demgr_t principles in terms of lot orientation.

51.5 Staging

The Concept Application indicates that subdivision and development of the project will be carried out in stages,
with a 10 — 15 year development horizon. The Proponent has provided an indicative staging plan showing 3
primary stages, however it should be noted that Staging of the project will be largely determined by market
forces and subject to Council approval.

The indicative staging is as follows:

Stage1 . land to the north of the main east-west riparian zone
Stage 2 * land between the Knoll and the main east-west riparian zone
~ Stage 3 the southern part of the site between the Knoll and the Bevian Wetland

The following table provides a summary of the lot sizes in each of the aforementi_oned stages:

“Smalt - 450 to 550 0 0%

_Std - 551 10 650 0 0% 0

Std - 651 - 800 16 6% 751 799

Std - 801 to 1200 164  64% 801 1198

Rural = 1201 to 4000 72 28% 1205 3259
_Rural - 4000 + 4 2% : 4490 8547

~_Sub Total 256 100% Average 1229

JSTAGE2-CENTRAL o e e 0

‘Small -450t0 550 - 82 5% .. 450 549

Std-55110650 20 13% _ 551 647

Std - 651 - 800 17 11% . 662 776

Std - 801 to 1200 24 15% 809 1164

Rural - 1201 fo 4000 17 11% 1216 1740 -

-, _Rural - 4000 + 0 0% - 0 0

Sub Total _ 160 100% Average 704
CSTAGE3-SOUTH = i o Lt i

Small - 450 to 550 22 59% 450 550

Std - 551 to 650 85 17% 551 646

Std — 651 ~ 800 35 9% 651 798

Std - 801101200 19 5% 806 1132
_Rural - 1201 to 4000 35 9% 1256 3966

Rural - 4000+ 0 0% ' 0 - 0

Sub Total 376 100% Average 667 '
TOTAL 792 IOtS R

The Staging Plan is indicative and will be reconsidered at the DA stage when market forces and infrastructure /
servicing issues can be assessed in detail.

51.6 Titling Arrangements

Implementation of the Concept Plan and the form of development will be achieved through the use of

Community Title legislation. The land will be developed and subdivided under the Community Land

Development Act 1989, with management arrangements established in accordance with the provisions of the
Community Land Management Act 1989.

enNSW Govemment _ _
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- This approach allows for ongoing regulation of activities, including maintenance within the entire development
area, within individual allotments, within bushfire protectlon areas, cohservation areas and within common
community association areas.

Land retained in shared ownership by members of the Community Title Scheme is known as Association
Property. It is commonly called a Community Lot. All roads within the proposed development, other than the
spine road connecting the northern and southern ends of the site to George Bass Drive, ‘will be part of the
Communlty Lot.

.52 VISUAL IMPACT, AMENITY & SCALE
. 521 Views from the Site

A combination of undulating topography and vegetation (largely extemal to the site) creates a series of

viewsheds across the site within which the proposed development wilf occur. Distant views of the ocean (to the

south) (Figure 10) are avaifable from the northern part of the site but are |nh1b|ted to some degree by existing
- vegetation and the locat topography. : :

~ Views to the south from the knoll and ndge in the centre of the S|te are more expansive and take in the wetland,
views of Broulee Island in the middle distance and views of Mt Dromedary in the far distance.

{TT\ ~ Views from the site to the east are largely fimited by vegetation and topography although limited views fo the
i . ocean horizon are available above the treeline in the northem part of the site.

. Views to the west are Ilmlted to localised views of the trees (Mogo State Forest) and other hea\nly vegetated
" properties.

Figure 10 - View_te ocean from the northern portion of the site. View of Broulee Island in the distance

522  Views of the Site

The Proponent has also provided a visual analysis which confirms that views into the site from adjoining public
areas are limited as summarised below and shown in Figure 11:

“Location - Visuallmpact
Barlings Beach The site is not wsnble from the beach

' Limited views of the vegetation on the central knoll and surrounding pastures,

distant views of the treeline at the northem end of the site

There are limited views across the wetland from the south western comer of the

site, near the Bevian Road intersection with George Bass Drive.

Tomakin

George Bass Drive
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Views from the Caravan Park directly opposite the site are obscured by ex1st|ng L |

vegetation surrounding the wetland.
There-are limited views of the site through the trees in the vicinity of the STP.

On this basis it is concluded that the wsual impact of the proposed development on the site at a local level wxli '

be within reasonable limits.

Distant views of the higher parts of the site may also available from points further to the south, including Mossy
Point, the southern end of Broulee Beach and Broulee Island. The impact of future development on the parts of
the site that are visible from these locations is expected to be mitigated by the distance, the scale of the
development (domestic scale buildings on large lots), the implementation of landscaping requirements on
individual properties and planting in the public domain (street trees, open space efc). ~
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Figure 11 Views of the site
(Source: Environmental Assessment Report Bevian Road Concept Plan)
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5.23 Conclusion

Notwithstanding the size of the site, the visual impact of the future residential development will be natural!y
mitigated by virtue of the

. Topography

. Existing_vegetation

o Proposed revegetation works to be undertaken by the Proponent
o Scale of future development (2 storey, domestic scale)

» Landscaped area controls embodied in the draft Urban Design Guidelines which it is anticipated will
. ultimately be adopted by Council as a DCP to guide ongoing development of the site.

5.24 . Amenity & Scale of Development

One of the issues raised in the public submissions has been that by virtue of its size (scale), the proposed _
. development is out of character with low density d_evelopment in the area and asa consequence will erode the -

" - level of amenity currently enjoyed in this locality.

The majority of the site was identified for Urban Expansmn in 1987, when detailed 5|te mvestlgatlons were -
initiated by Council to determine the environmental: capacity of the land to accommodate future urban -

development. ~ Council subsequently prepared and adopted DCP 160 - Rosedale Expansion.Area which -~

acknowledged the development potential of the and and identified a minimum average lot size of 1,200sqm.

Further detailed investigations undertaken by the Independent Panel into Sensitive Urban Lands, which was:
- commissioned by the Minister for Planning in 2006 and which informed the South Coast Regional Strategy. -
(released in December 2006), confirmed that the site is appropriate for urban development and indeed, that it -
should aim to achieve a higher overall yield than traditionally achieved in adjoining areas to make befter use of
land resources and utility services. - - -

Council subsequently released the Eurobodalla Settlement Strategy which also stipulates an average minimum
allotment size of 1,200sqm. ' '

The site has been the result of further detailed analysis of the physical and environmental constraints inherent

to the site which has determined the extent of developable area and has ultimately resulted in an average

- minimum allotment size that is significantly larger than the recommended minimum, thereby resuitlng in a lesser
density than was originally envisaged for the site. :

. The prevailing character of the proposed development is re3|dential and on a domestic scale (i; e no greater

than 2 storeys). The defailed development controls to guide future development will be the subject of a

- - &eparate process with Council - this has been included in the schedule of requirements for future applications

as part of the concept approval.
- In addition, the concept plan provides for the:
e - retention and enhancement of existing.vegetatibn
s implementation of revegetation programs

« implementation of a comprehensive water management plan which will maintain and enhance the
quality of water filtering into the Bevian Wetland and the Saitwater Creek catchment

e preservation of areas of ecological and scenic significance.

The proposed development is therefore considered to be appropriate in terms of its scale and density and, in
view of the range of environmental features and safeguards to be implemented as part of the redevelopment of
the site, is not expected to significantly impact on the amenity of the local area.
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5.3 SOCIAL AND COMMUNITY
53.1 Range of Housing Typ'e;

The Application only seeks Coneept'Approval for subdivision. It is recommended that future applications be
dealt with under Part 4 of the Act, with built form and detailed subdivision plans the subject of separate
applications to be submitted to and determined by Eurobodalla Shire Council.

The concept plan prow_des for a range of lot sizes which will ultimately accommodate a variety of built forms
which will translate to varying categories of density and affordability. The lowest density development will occur
in the northemn part of the site where lot sizes range between 750 and 8,550sqm, gradually i increasing in density
towards the south - the central portion of the size includes lot sizes ranging between 450sqm.and 1,750sqm,
whilst the southem part of the site will provide lots between 450sqm and 1,600sqm. Specific sites, primarily in
the central and southern areas have been |dent|ﬁed on the concept plan as being appropnate for dual
occupancy development

One of the issues raised in the public submlssmn relates to a perceived deficiency in the proposal to provide for
low cost housing. As indicated above, the proposal does not seek approval for built form.  Notwithstanding, the
range of lot sizes is considered to be sufficiently varied to provide opportunity for the future development of

~ lower cost accommodation. The draft Urban Design Guidelines indicates that a portion in the southem area of

the site will be allocated for dual occupancy lots.

Further, the Eurobodalla Settlement Strategy (2008) (the Strategy) recognises housing aﬁordablllty in the shire
to be an issue. The Strategy stipulates that ways in which affordability issue can be addressed through planning _
including:: increasing housing density, providing housing choice, and integration through design. The strategy

- supports the facilitation of a range of housing styles, types and sizes across the shire to cater for an agelng
) population, declining occupancy rates and all socio-economic profiles.

- The Strategy outlines actions for Council to address affordable housing issue in Eurobodalla. Action SP41 of .
. the Strategy recommends including principles in a development control plan to encourage the development of
- modular.housing and other building design options that can be adapted to various stages of life. The schedule
-of requirements for future applications {Tag A) includes arequirement for site specific development

standards/guidelines to be prepared by the proponent relating to items, such as built form. The requirement also
stipulates that the development standards incorporate principles which encourage building deS|gn options that
can be adapted to various stages of life and consnderatton of. [ower cost accommodatlon .

- 5.3.2_ Social and Economic Context

:_ An analysis of 2001 Census data for Eurobodalla reveals that 35% of new residents to the LGA were aged
“between 50 and 69 in 2001 and that this age group comprises 29% of the local resident populatson These

figures reflect a growing retirement community being attracted to this area.

The imminent retirement of the baby boomer generation (the first baby boomer will turn 65 in July 201 1) could o
be expected to have an impact on the demand for housing in locations such as Rosedale. '

~ Families are also attracted to the area because of the high level of amenity it provides.

Rosedale has access fo a range of services and facilities - district and regional shopping facilities, educational
establishments, health services and aged care facilities.

In addition, Council has confirmed that Section 94 contributions will be levied on the future proposed

- development which will provide / augment community infrastructure and facilities to satisfy the additional

demand generated by residents of the proposed development.

On this basis it is considered that the economic and social context within which this proposal occurs is
conducive to a residential development of this scale and nature.

533 Economic Analysis

One of the issues raised in the public submissions was that the application does not provide any justification in
the _form of an economic analysis for the inclusion of retail / commercial facilities within the development.

In this regard it should be noted that:
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. the Urban Expansion zoning provides for a range of land uses including retail and commercial floor
space;

- o - Council's DCP 160 — Rosedale Expansion Area provides for up to 1,500sqm of commercial / retail floor
space (the proposed Concept Plan contemplates a maximum of about 1,100sgm); and

¢ any such development will be the subject of a future application which will be considered and
determined by Council, and this level of detail would be more appropnately be provided at that time.

54 'ENVIRONMENTAL PROTECTION
5.41 Threatened Flora and Fauna

A total of six (6) threatened fauna species listed under the Threatensd Specrés Conservation (TSC) Act (1995),
have been recorded on the site — Powerful Owl, Glossy Black Cockatoo, Eastem Freetall Bat, Greater Broad-

-nosed Bat, Eastern Bentwing Bat and Yellow-bellied GI:der o _
o Three {3) endangered ecological communities were also recorded on the S|te Swamp Qak Floodpla:n Forest,

River Flat Eucalypt Forest on Coastal Floodplains; and Freshwater Wetlands on Coastal Floodplains. The
Proponent has satisfactorily demonstrated that the proposed development wil resuit in a net increase in the
quantum of all three EEC's (refer Section 3.6). _ L

The EA includes a suite of specialist reports which address various issues pertaining to flora and fauna, The
Flora and Fauna Assessment provides a comprehensive evaluation of threatened species and EEC's recorded
on the site or considered likely to occur on the site. In summary, the Concept Plan makes provision for;

e ' protection of the Bevian Wetland from direct and indirect impacts from upslope stormwater and other .
possible environmental impacts using a comprehensive Water Management Strategy which emp[oys -
Water Sensitive Urban Design; : S

¢ riparian restoration;
» weed and erosion control;
. ins_tallétion of protective fencing and signage;
~» prohibition of domestic animals with the exception of companion animais;

e conservation of vegetation on The Knoli and its rncorporatlon in a major corrldor of open space,
runnlng east-west across the sste

e connectivity with adjacent areas of vegetation and habitat resources, including between the Wetland ::-: L
and the Mogo State Forest through the creation of vegetation corridors; : '

- e * atotal of 168 hollow bearing trees have been identified on the site, 80% of which are p'roposed to be

~ retained largely because they fall within the riparian zones or the open space / ecological corridors that
are proposed to be implemented. The remaining 20% (33 trees) are located within the developable
area and may need to be removed to accommodate development, however this will not be known unti
such fime as building envelopes are finalised. In order to ensure that this aspect is fully addressed as
part of detailed design, the schedule of requirements for future apphcaﬂons mciudes a condltton which
requires future applications to address; '

 three (3) Ecological Endangered Communities (EECs) (comprising Swamp Oak Floodplain Forest,
Riverflat Eucalypt Forest and Freshwater Wetlands) have been identified on the site, all of which are
~ located primarily in the southern part of the site, adjacent to the Bevian Wetland. These communities
will be maintained and / or expanded as a result of the proposed protection and restoration works.

The impacts on the EECs are summarised in the following table:

"EEC ‘Existing Area | Impact/ Mitigation Works | NewArea ..
Swamp Qak - 1.78ha removed / medified
Floodplain 11.23ha 5.04hz to be revegetated in cleared lands 14.49ha
Forest : Net improvement 3.2ha :
Riverflat 2.05ha ' 0.38ha removed / modified 2.43ha
©NSW Government ' ' ' o ' '
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Eucalypt Forest | (fragmented stands) [ 0.74ha to be revegetated in cleared lands and
B improved from its currently disturbed state
Net improvement 0.38ha

Freshwater 5.94ha N ] - ' ;
Wetlands within Wetland Retained in its entfirety _ 5 04ha

TOTAL 19.22ha . _ 22.76ha

In response to the findings of the Flora and Fauna Assessment, the Proponent has prepared a Conservation
and Land Use Management Plan (CLUMP), which defines the fand use capabilities of the site and an Ecological
Site Management Plan which details the methodologies for managing the ecological values of the site. The
recommendations contained within these documents are called up in the Proponent's Statement of
Commitments, which will form part of the concept approval. :

_ The ecological information submitted as part of this application (Flora and Fauna 'Assessment the Ecological

Assessment, the CLUMP and the Ecological Site Management Plan) has been reviewed by both DECC and the
Department and it is concluded that the proposal, including the amendments incorporated in the Preferred
Project Report, will achieve a maintained or improved result for threatened flora, EEC's and a number of
threatened fauna species which are known to oceur or with the potenttal to occur on the site.

- 5.4.2 EcoIoglca[ Corridors

The concept plan (as originally proposed) provided 2 ecological corrldors as deplcted on Figure 13.

Ecological corridor 1 will form the northern most, east-west corridor, linking vegetation within the Mogo State
F_o_rest adjoining the western boundary with vegetation adjoining the eastem bo_unda{-y of the site.

Ecological corridor 2 will form a southern east-west corridor which incorporates the parkiand area Known as the
“The Knoll" {refer to Figure 13). This coridor will fink vegetation within the Mogo State Forest adjoining the sites

- western boundary with pockets of vegetation adjoining the eastern boundary of the site. In” additional, the.
- revegetation and regeneration of tis corridor wilt provide connectivity between the retained remnants, Banksia
Scrub (in the area of ‘The Knoll) and Spotted Gum/lronbark Forest and Blackbutt Woodiand on the gastern
+ . boundary of the site. . : :

" Following the consultation with relevant agencies, the Department and DECC raised concern with the need to
- provide of an additional ecological corridor in the south-western pOI‘tIOﬂ of the site, between the Bewan Wetland

and Mogo State Forest

It was considered that this corridor should be a fundamental feature of the ecological design of thxs site. The

corridor connects areas of high ecological function such as the wetland and the large biodiversity refuge of the

forest. It would aflow for the adequate movement of species between these areas for a range of uses including . - o

access to drought refuge, breeding and seasonal access to food sources. The truncated riparian reserves .
proposed, whilst adequate for water quality maintenance, do not perform such functions. e

The connection to the Bevian wetiand is highly desirable for biodiversity sustainability and attainable with some
redesign of the subdivision layout. There is capacity to establish a link between the wetland, the state forest
and the ridge corridor.

The Department advised the proponent of this issue in a ‘Summary of Issues’ letter (dated 23 June 2008).

The Proponent subsequently amended the concept plan (as part of the Preferred Project Report) to include the
creation of a 40 metre wide (minimum) extension fo the south-western habitat corridor which connect the
Bevian Wetland to the Mogo State Forest, as depicted in Figure 12. The proposed amendments are
considered to be adequate in addressing this issue. '
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Figure 12 Additional ecological corridor added fo the sife
“{Source: Preferred Project Repo_rf — Bevian Road Concept Plan, dated July 2008)

55  RIPARIAN MANAGEMENT
554 Watercourses |

 The five (5) watercourses (see Figure 13 below) within the site have been allocated a Catégo'_fy 3 .classification,

as mapped by former Department of Natural Resources (now Department of Water and Energy) as part of the
Eurobodalla Riparian Corridor Objective Study (RCOS). As such, a general riparian buffer zone of 10 metres
was required either side of these channels, measured from ‘top of bank’. The Department of Water Energy has
agreed to reductions at pinch points on the basis that appropriate landscaping is provided to an equivalent of 10
metres, o . :
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Figure 13 Plan illustrating Ecological Corridors, riparian zones, watercourses and EECs
(Source: Preferred Project Report — Bevian Road Concept Plan, dated July 2008)

All drainage lines and watercourses will be regenerated or revegetated to re-establish functional riparian
corridors. Four (4) watercourse crossings are proposed. The application has been reviewed by the Department
of Primary Industry (DPI) and no objection to the crossings has been raised, subject to the design and
construction of the watercourse crossings being undertaken in accordance with the DPI's Policy and Guidelines

(this has been addressed in the schedule of requirements for future applications).
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- The Proponent has committed to commencing revegetation works prior to development of the area to provide a
safeguard to water quality within Saltwater Creek and Bevian Wetland. A Works Program has been included in
the Ecological Site Management Plan which details the range of works to be undertaken in the pre- constructlon
construction and post-construct;on phases of the project.

552  Saltwater Creek

Water Sensitive Urban Design {WSUD) measures will be implemented across the sife, incorporating best
practice stormwater management measures. These desrgn principles will maintain the water ﬂows and improve

- the water quahty entering Saltwater Creek.

‘WSUD measures include:
e gross polflutant traps
» bio-retention strips and grass swales along roadsides
e rainwater tanks provided to alf future dweliingé; and
e various other water detention measures. _ _
In addition, a monitoring program is proposed to measure the performance of the water quality measures..
5.5.3  Bevian Wetland '

The extent of the Wetland has been ground -truthed and the high water mark of the wetland was surveyed A
minimum 50 metre wide buffer is proposed from the high water mark. in some areas the buffer extends to 200
metres, encompassing the southernmost conservation zone where restoration works are proposed. In addition
to the wetfand buffer, retention basins and asset protection zones are proposed which provide additlonai buffer
areas to the wetland.

Stormwater treatment measures will be installed in the southern (Bevian Wetland) catchment in a 'similar
~manner to those detailed above for the northem catchment that drains to Saltwater Creek. The implementation
of these measures will improve water quality over existing conditions and maintain water flows to the Wetland.

Two dry retention ponds will be installed within asset protection zones to control peak stormwater dlscharge and
provide further settiement for suspended sediments.

The Proponent will undertake regeneration works in the EEC's surrounding the Wetland (Swamp Oak
Floodplain Forest and River Flat Eucalypt Forest) to enhance these areas and ensure that they contlnue to
function as a natural filtration zone to the Wetland. : : -

554 Summary

The Department of En\nronment and Climate Change has reviewed the extent and nature of works proposed as
part of the ecological package (Flora and Fauna Assessment, Ecological Assessment, CLUMP and the
Ecological Site Management Plan as well as the amendments to the proposal detailed in the Preferred Project
Report) and has confirmed that itis satisfied W|th the mformatlon desrgn plans and recommendatrons contained
~ therein. _

The Proponent worked closely with officers of the Department of Water and Energy throughout the design
process. In reviewing the Environmental Assessment, DWE has confirmed that the riparian zones / buffers to
be implemented across the site are satisfactory, subject fo the inclusion of certain requirements for any future_
- development applications. These have been incorporated in the approval documentation, :

5.6 WATER CYCLE MANAGEMENT

The Ecological Assessment Report which forms part of the EA documentation fully addresses each of the
following poficies, however the following paragraphs summarise the relevant initiatives to be implemented as
part of the proposed development. :

5.6.1  NSW Coastal Policy

The Coastal Policy broadly conforms to ESD principles and recognises the importance of controlhng publlc
access {o fragile coastal en\nronments Key points of relevance in this instance are: _
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e conservation of biological diversity and ecological integrity
¢ protection of the health, diversity and productivity of the environment
- incorporation of environmental costs within the de'\relopment

» utilisation of the precautionary principle in setting guidelines on'ecosystem health and function.

Two areas have been identified as key aquatic environments with conservation value — Bevian Wetland and a
number of Category 3 watercourses. External to the site, the linking Saltwater Creek Intermittently Closing and
Open Lake and Lagoon (ICOLL) and Batemans Bay Marine Park have also been considered in the preparation
of the Water Management Strategy for the site. :

Protection of the Bevian Wetland and watercourses will be managed through the implementation of best
“practice stormwater management measures including gross pollutant traps grass swales and detention basin
which will control overland flow velocities and sediment transport.

_Drarnage lines will be restored through revegetation works and the Iands surrounding Bevian Wetland erI also
provide an important restoration zone (EEC's). The implementation of WSUD measures will ensure that water
leaving the site and entering the ICOLL and eventually the Marine Park will also be managed.

The reduction, re-use and recycling of stormwater will be encouraged through the inclusion of rainwater tanks to
each dwelling. :

" addition, the proponent has undertaken to monitor and report on water quality to assess, manage and modrfy
impacts caused by the change in land use. .

5.6.2 Wetiand Management Policy
“The salient points in relation to the policy include: _
e Bevian Wetland experiences wet and dry cycles in response to rainfall events;

» the Wetland will be rehabilitated fo alfow for near-natural aquatic processes to occur. Part of the

_ rehabilitation process will include selective removal of non-native and non-local pest flora and fauna

- species. Vegetated buffer zones will surround drainage Ilnes and trrbutaryr streams, forming part of
the open space network across the site. _

"'5.6.3  Estuary Management Policy

The Estuary Management Program was established in 1992 fo restore and protec't'e_stuaries'along'the NSW
coast. The program focuses on improving or maintaining the overall health and functionality of an estuary and
maintaining the integrity of the whole system.

'_ In summary, the implementation of the WSUD principles throughout the development of the site (as set out in
the Water Management Strategy) will prevent degradation of the aguatic ecological communities within the site
- and those linked externally (Saltwater Creek ICOLL and Batemans Bay Marine Park)._ : :

5.6.4 NSW State Rivers-and'_Estuary Policy
The intention of the Policy is to:
» protect and manage ecosystem processes and associated values

¢ engender commitment to resource sustainability, consciously balanced against other social and
economic values

* ensure rivers and estuaries continue to provide a quality environment, supporting a full range of
community needs and amenities.

The Concept Plan incorporates ESD principles in the design, which will be implemented throughout the
construction and maintenance phases of the development. Remnant areas of native forest and wetland wilf be.
retained and incorporated into green areas that are integral to the development. Environmentally degraded
areas will be rehabilitated. Improvements in biodiversity will also be achieved through the revegetation of
certain areas, and the prevention of future degradation through the management of urban runoff.
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56.5 Water Quality

The water sensitive urban design (WSUD) measures proposed to be employed as part of the development
include the installation of water tanks to ail future dwellings, grass swales within road reserves, gross poliutant
traps, retention basins and the revegetation of riparian zones. These measures will protect the important water
bodies within the site (Bevian Wetland) as well as protectlng the important aquatrc habitats off site such as
Saltwater Creek and Batemans Bay Marine Park. - : :

5.6.6  Sediment and Erosion Management

The primary concern in this regard is the preservation of the natural function of the_' Bevian Wetland and
. groundwater dependent ecosystems.

. A series of Water Sensitive Urban Design elements will be implemented as part of the Water Management

Strategy for the site. These elements include a combination of rainwater retention (re-use) and infiltration in

. bioretention systems and are designed to mimic existing hydrology in order to maintain the quantum of existing
- surface runoff and the balance between surface and shallow through -flow (groundwater) flows.

57  TRAFFIC ANDACCESS

A Traffic Impact Assessment was prepered as part of the EA documentatron and examined the existing traffic
conditions as well as addressmg the Irkely impact of additional traffic volumes generated by the proposed
development,

The analysis concludes that the proposed development will not significantly affect the operation of the
surrounding road network, provided appropriately controlled intersections are introduced at the northern and
southern access roads with George Bass Drive. :

Council has examined the proposal in terms of traffic impact and has raised no concern with the volume of
traffic likely to be generated by future development and the ability of the focal road nefwork to accommodate it.
Council has however, raised some concern about the safety aspects of the proposed northern access,
specifically the intersection with George Bass Drive. This aspect is drscussed in greater detail in Section 5.7.2
below.

5.7.1  Southern Access Road

As indicated previously in this report, Council expressed enwronmental and fraffic safety concerns about the
proposed use of the existing Bevian Road alignment (western side of the Wetland) as the pnmary southern
~ access fo the site, in particular that: : : : :

. upgrading of the road would encroach into the edge of the wetland and wetland trees

e the proposed width of the road (6.5m wide carriageway) is not adequate for a major distributor road

" into the proposed development; there is also a side cut that would be exposed on the western side of

the Bevian Road which may require add|t|ona| road reserve to accommodate the necessary cut and
catch drains; _

e the junction of Bevian Road with George Bass Drive is poorly placed in terms of separation to the
junction into Bariings Beach estate raising significant safety concems; and

» the construction of the intersection would also require major widening of George Bass Drive upstream
and downstream of the existing culvert under George Bass Drive. Inevitably this widening would
encroach on the wetland.

Council, in consuitation with the proponent and the Department, subsequently identified a more appropriate
location for the southern access road between the eastern edge of the Wetland and the Tomakin Sewage
Treatment Plant using land located within an existing unformed Council road reserve and Crown Road Reserve.
This solution also necessitated use of part of the STP site.

Accordingly, Council resolved at its meeting of 24 June 2008 to dedicate a 20 metre wide sirip of the STP site
{Lot 5 in DP 264630) for public road, subject to:

(a) all costs associated with the dedication including Counc;l’s reasonable legal costs being borne by the
proponents;
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(b) the proponents entering into a planning agreement to expend an amount equivalent to the market
value of the land proposed to be dedicated as public road on locat public infrastructure;
(c) ‘market value of the land being determined by a registered valuer,

{d) in addition to (b) the proponent be responsible for all costs associated with the provision of suitable
vegetative screening of the treatment plant along the proposed road if required and any necessary
relocation of existing water and sewer infrastructure within the proposed road.

The_ Proponent has incorporated the terms of Council's resolution into the Statement of Commitments.

- 8.7.2  Northern Access Road _
o ‘The Concept Plan seeks approval for the primary northem access between the site and George Bass Drive at

the existing intersection generally following the alignment of the existing Bevian Road and has entered into an
agreement with the adjoining land owner to use and upgrade thls section of road as part of the proposed

~development. Refer to Figure 14.

Council has expressed concern about the ability to achieve safe and efficient design at thls intersection and is

-of the opinion that any access at this point should be restricted to a left-in, left-out arrangement. . Furthermore

Council has indicated that the opportunity to provide a future road connection between the development and the

adjoining Rosedale Farm site (ultimately connecting to George Bass Drive at ifs mtersectlon with Rosedale = -

Parade) should be pursued (depicted on Figure 14).

The Proponent has submitted preliminary intersection design drawings which demonstrate the functionality of
the intersection. However, the detailed design of the northern intersection at Bevian Road / George Bass Drive

willbe the subject of a future application to Council at which time it can be determined whether the mtersectlon o _

can accommodate the full range of vehicle movements or whether it will be restricted to left-in / left out.

In relation to the possibility of providing a connection to a future road through the adjoining Rosedale Farm site
to fink up with a new intersection at George Bass Drive / Rosedale Parade the Proponent has confirmed as part
of the Statement of Commitments that should the Rosedale parade extension be constructed in the future, that
it would undertake to construct a connection within its property boundary, provided it is demonstrated to be both
ecologically and physically possible.

Whilst a connection in this location may be desirable in terms of connectivity and integration of the new
development with existing development in the area, the environmental impacts have not been assessed, nor

~.can Council or the adjoining land owner provide any degree of certainty that this connection is achievable. As

such it is appropriate that this matter is the subject of a future application to Council.

~ Based on the information submitted by the Proponent, the Department is satisfied that adequate vehicular

access to / from the: site can be achieved whether or not the Rosedale Parade connectlon is ultimately =

' achleved
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Figure 14 Plan depicting location of northern road access fo George Bass Drive and potential connection
between Rosedale Farm and proposed subdivision

(Source Preferred Project Report — Bevian Road Concept Plan, dated July 2008 and http://maps.google.com
2008)

58  BUSHFIRE
- A Bushfire Protection Assessment Réport accompanies the EA, which provides an assessment of the protection

measured required for the development to guard against the potential impact of bushfires and includes
recommendations in refation to fuel management, constructlon standards / building protection, access, bushfire

: _educatlon and land ownership responsibiity.

A Fuel Management Plan has also been prepared to accompany the EA which identifies strategies to minimise
fuel loads and the impact of hazard reduction works in enwronmentally sensitive areas. '

The application was referred to the Rural Fire Service for review and comment, In correspondence dated 10
April 2008, it identified a range of requirements for future applications, which have been noted in the
recommendations as well as raising two specific issues as follows:

1. At the Issue of subdivision cerfificate and in perpetuity, asset protection zones (APZ) shall be
provided as defaifed within the Bushfire Profection Assessment (ref.6052B2), including Schedule 1,
dated September 2007, as prepared by Conacher Travers. The only modification to the above is
that the proposed 34 metre APZ fo the north of Zone 1 (as shown on Schedule1) shall be increased
to provide an APZ of 41 m in this location.

2 The Asset Protection Zones (APZs) required as part of the development will encompass land that
will be located within a riparian corridor/area. Ecological management of the riparian area may
conflict with that required for the APZs. In this regard the applicant will need fo Liaise with the NSW
Department of Natural Resources {(now known as the Department of Water and Energy, DWE) to
identify their management requirements (fo ensure they) do not conflict with those requrred for the
APZs by the NSW Rural Fire Service.
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The Proponent has amended the Concept Plan (in respect of Paint 1) above and has confirmed (in an undated

letter prepared by Travers Environmental and received by the Department via email on 5 August 2008} that

there is no overlap between the designed APZs and the riparian corridors agreed with officers of DWE. The
- amended Concept Plan was referred to the RFS for review and comment on 6 August 2008. Confirmation that
- .RFS’s concerms have been adequately addressed was received via email on 7 August 2009.

59 FLOODING

A Flood Impact Assessment accompanies the EA and has regard to the requirements of the Floodplain
Development Manual (2005). The Assessment concludes that even for a worst case flood scenario the
development would: '

e not be adversely affected by the ﬂoodlng as all proposed development would be outside the 100 year
flood event;

o notadversely impact flooding for other development upstream of the site; and

¢ not adversely impact flooding downstream of the site as peak flows would be mamtalned at or below
existing rates.

The stormwater drainage system will be designed on a minor / major system approach as recommended by the
Floodplain Development Manual - minor storms would be conveyed by a pipe drainage system and the road
system would provide a major flow path catering for runoff in excess of the pipe capagity. - The road and pipe
system would be designed to ensure safe flow conditions in the streets for both pedestnans and vehicles.

8§10 CLIMATE CHANGE

The site does not have direct frontage to the coast or coastal waterways, berng approx:mately 500 metres from
Barlings Beach. C

The Flood Assessment Report prepared in accordance wrth the DECC Guidefine and submitted as part of the
EA documentation indicates that the northemn part of the site is sufficiently elevated and distant from the coast
to ensure that any influence from potential sea level nse would be dlssmated well before the eastern boundary
of the site. _

In relation to the Bevian Wetland the report indicates that the flood levels adopted for the wettand are controlled
by the level of George Bass Drive at RL 4.2m AHD. Adopting the worst case scenario (0.91m by 2100} which is
considered to be unlikely given the volume of flood storage available in lower lying areas downstream of the
site, would bring the flood level of the Wetland up to RL 5.14m AHD.. The report indicates that future
development around the Wetland will achieve a minimum ground fevel of apprommately RL 7m AHD (WhICh
translates to a total freeboard in the order of 1.89m). :

- Accordingly, the site is not at risk of inundation or increased coastline hazards wﬁhm this timeframe.
“Climate change and associated predicted temperature rises will lead fo an increase in the average number of

-days when the Forest Fire Danger Index (FFDI) rating is very high to extreme. The combined frequency of days

with very high and extreme FFDI ratings is likely to increase from 4-25% by 2020 and 15-70% by 2050, with the
increase in fire weather risk being greater away from the coast.

These estimates are from a CSIRQ study of climate change impacts on fire weather in south-east Australia
carried out in 2005. The study also highlights a number of uncertainties when assessing the impacts of fire
weather risk associated with climate change, such as:

¢ Changes in rainfall thresholds;
« Changes in ignition and fue! loads; and,
» Changes in El Nino-Southem Oscillation events under climate change.

There is an increased risk of fire weather associated with climate change; as indicated by the FFDI predictions
mentioned, however at this stage the regional impacts cannot be as easily quantified with any certainty. The
coastal focation would appear to be an advantage, with a lesser risk than inland areas. Given the uncertainties,
the application of current requirements embodied in Planning for Bushfire Protection, 2006 is a logical response
and the requirements from the Rural Fire Service and those within the Conacher Travers Bushfire Protection
Assessment should provide an adequate level of protection within the 2050 horizon. The recommended -
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modifications to the Concept Plan at Tag A contain a number of requirements from the Rural Fire Service
relating to the provision of Asset Protection Zones and requirements regardmg construction standards in
different parts of the site depending on fire hazard and risk.

. 511  HERITAGE

5.11.1 European Heritage

There are no heritage items on the site listed in the Eurobodalla Rural LEP 1987. The Proponent has elected to
retain the former Rosedale Cheese Factory (located in the north eastern part of the site) which was purpose
built in the 1930's. -t is envisaged that the building will be adaptively reused for residential purposes.

A Cultural Heritage Assessment accompanies the EA which examines the impact of the Concept proposaion -
items of heritage and- archaeological significance. The assessment involved a surface archaeological survey,

followed by a program of archaeological subsurface testing and also included consultation with the local

" ~ Aboriginal communities and satisfies the requirements contained in DECC's Draft Guideline for Aboriginal _

- Cultural Heritage Impact Assessment and Communrty Consultation (2005)
-3.11.2  Aboriginal Heritage '

Tw_o.(2) Aboriginal archaealogical sites were identified in the course of field survey, together with eight (8) areas
of archaeological potential (HS 1 - 8). The archaeological sites (RUR1T and RUR2) have low and moderate
- pofential respectively for undisturbed archaeological deposit. All the HS areas are located along alluvial flats
and basal slopes adjacent to tributary streamlines and have been assessed to be of low to moderate
significance. :

The Statement of Commitments confims that the management and mltlgatlon strategies outlined i in the Cultural
Heritage Assessment will be implemented throughout all phases of the project. To supplement the
Commitments, the Department has included requirements for future applications for the preparation of an
Aboriginal Heritage Management Plan. The Department consu!ers these commitments and requirements for
future applications to be adequate. :

The Department of Environment and Climate Change’ re\jiewed the documentation submitted as part of the
Concept Application in- relation to Aboriginal Cultural Heritage and confirmed that it was satisfied W|th the
reports and recommendatlons contamed thereln and had no further comments onthe apphcatlon
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cminaléd drchagolégical consendation areas (Gpen space areas 1o e manageq
the consersation of subsurface Aboriginat archaeolegical deposits)

Areas in which archasok-gicat saivage could be considered prior to construction
impact

Figure 15 Aboriginal Heritage sites

{Source: Environmental Assessment Report Bevian Road Concept Plan)

5.11.3 Relocation of the Southern Access Road

The Propanent has submitted an archaeological assessment of the possible impacts to the known and potential
archaeological resource within the proposed access road alignment. Surface testing was undertaken and two
artefacts were located within the vicinity of the road reserve, including an isolated find on an animal track and a
ground exposure revealing fwo artefacts. Both findings were considered to be of low potential. This was

. because of their low representative and education value and the common nature of the artefact types, matenal

and characteristics.
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Due to the longevity of the application and the time required to undertake detailed subsurface testing, the
Department sought DECC's agreement to the inclusion in the Schedule of Requirements for Future Applications
a requirement that future applications which seek approval for the southern .entry access road from George
Bass Drive should include evidence that preliminary Aboriginal archaeological testing (which may include
surface and subsurface testing) has been undertaken to the satisfaction of the Department of Environment and
Climate Change and the Department of Planning. The proponent has also included a Statement of
Commitment which commits to additional subsurface testing in future development applications which :nciude
the southern entry access road. :

DECC has confirmed in advice dated 6 August 2008 that this arrangement is satisfactory.

512  LOCATION OF FUTURE RES!DENTIAL DEVELOPMENT IN THE VICINITY OF TOMAKIN SEWAGE
TREATMENT PLANT

- The Tomakin Sewage Treatment Plant (STP} is located to the south of the subject site. A suitable buffer
between the proposed residential aliotments and the STP.is required to ensure future residents are not
impacted from odour, noise or visual impacts from the STP. During the consultation process, Council raised
concern about the proximity of the proposed development to the STP and the buffer distance.

- Council has advised that it requires the provision of a 400 metre buffer between the Sewerage Treatment Plant
and any proposed residential allotments. Councit confirmed that further expansion / augmentation works within -
the plant will occur in the future to meet the demand generated by ongoing development in the area.
Accordingly, the current fenceline around the extent of the existing -plant (from which it is understood the
Proponent has taken as its starting point for the original buffer) does not reflect its ultimate size nor the
boundary from which the buffer is to be measured. As such, the 400 metre radial buffer should be measured
from the extremity of the augmented STP. .

For residential development to occur within the 400 metre buffer, there is a need to demonstrate that the
location of any lot safisfies the relevant odour and noise management criteria for residential dweltings.

As part of the Preferred Project Report, the Proponent has amended the Concept Plan by deleting any
residential lots within the 400m buffer from the STP (as measured from the extremity of the STP augmented
works) and has identified an area of land in the south eastern corner of the site as a “Deferred Area’ (see -
Figure 7).

No development in concept is inferred or approved in the Deferred Area. This part of the site wil! be subjectto a
separate application and any future application in this area must demonstrate to Council's safisfaction, that
relevant odour and noise management criteria- for future development can be met. A suitable condition has
been incorporated in the schedule of requirements for future appllcatlons to confirm that the Deferred Area will
be subject to a future development application. :

543 SOIL AND CONTAMINATION
513.1 Contamination -

The EA includes a prefiminary contamination assessment involvi.ng a review of historical use of the land, a
groundwater bore search, review of council records and historical aerial photographs a search of regulatory
Notices or Orders and a site inspection.

Based on the prellmlnary assessment the consultants concluded that the overall potential for contamination is
low.

Notwithstanding the above, a total of 37 sites were identified as Potentiat Areas of Environmental Concemn, 10
of which were deemed to be Areas of Environmental Concern. The consultants have indicated that these
isolated areas of the site can be made suitable for residential development following remediation and validation
of these areas.

In light of the above, it is recommended that any approval issued in respect of this application includes a
schedule of requirements for additional investigations / further detailed information / matters to be addressed as
~ part of any subsequent project or development applications associated with the Concept Plan. Any future
applications which are proposed on land identified as a Potential Area of Environmental Concern must be
accompanied by a Detailed Investigation report which may in tum generate the need for the preparation of a
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- Remediation Action Plan and consent to be obtained for remediation works and the issue of a Validation
. Statement.
- 5.13.2  Acid Sulphate Soils

. Council's Acid Sulphate Soils Map notes that the majority of the site has no known occurrence of Acid Sulphate
- Soils, with the exception of the south-western part of the site having been identified as having low potential.

The Proponent commissioned field investigations to determine the existence of Acid Sulphate Soils on the site
with particular focus on the south-western part of the site, in particular the areas which may be disturbed (future .
roads, stormwater detention etc) in closest proximity to the wetlands. The findings of the core hole testing
regime confirmed that there was no evidence of potential sulphate oxidation. -

5.14  STATEMENT OF COMMITMENTS _
A copy of the Proponent's Statement of Commitments, which forms part of the Preferred Project Report is

~included at Appendix F. In summary, it-confirms that the following environriental management and mitigation
measures will be implemented as part of any future development on the site, consistent with the Concept Plan

approval:
e hours of operation {for construction)
site security
appointment of an Ecologist for the life of the project
preparation and implementation of induction manuals, training and contract management
. availability of site construction plans
~ undertaking fo obtain all relevant approvals and licenses
bushfire prevention and hazard reduction works
protection of existing vegetation identified to be retained
tree protection
fencing
weed control
pest species management
threatened species management
bush regeneration works
habitat management
landscape treatment (concept)
controls on the keeping of domestic pets
erosion and sediment controls
groundwater management
stormwater and nutrient control -
management of cut and fill '
monitoring, audifing and reporting
protection of cultural heritage o
protection of EEC's and the habitats of threatened hollow tree — dependant fauna
confirmation of the intention to enter into a Voluntary Planning Agreement with Council in relation to
the preferred location of the southern access road
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515  INFRASTRUCTURE PROVISION
5.15.1 Infrastructure Capacity

A Services and Infrastructure report forms part of the documentation submitted as part of the Environmental
Assessment which confirms that;

The site is not connected to sewer at this time however, Council has confirmed that there is sufficient capacity
planned at the adjacent sewage treatment plant (STP) to accommodate demand generated by this
development. Provision of sewerage reticulation, pumping stations and rising mains. to the STP will be the
responsibility of the developer;
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