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EXECUTIVE SUMMARY

This is a reporf on a concept application by LEDA Manorstead Pty Lid to carry out a residential development at Cobaki Lakes {“the
proposal”).

The proponent seeks concept approval to develop 605.45 hectares of land as a residentia development {o be known as Cobaki
Estate. The proposed development comprises:
* Seventeen residential precincts with a mix of housing types including detached houses, townhouses and multi-tnit
housing to a maximum of 3 storeys, comprising approximately 5,500 dwellings;
e A mixed use Town Cenfre and Neighbourhood Centre to a maximum of 3 storeys of retail, commercial, community
and residential uses;
Community and education precinets including 2 public ptimary schools;
Active and passive open space areas covering approximately 87 ha of land;
Environmantal protection areas covering approximately 194 ha of land;
Accass natwork of roads, pubiic transport routes and pedestrian/cycle paths;
Landscaping and vegetation management; and,
Utility services infrastructure.

The concept proposal inciudes a request to modify the Tweed Local Environment Plan 2000 as it relates to the site. This request
includes a reduction in the minimum lot size and & number of rezonings across the site in order to: improve the configuration of
environmental protection and residential zoned land; reduce the number of zone types; and, finalise exact zone houndaries. The
application of site-specific exempt and complying development provisions and development controls {the Cobaki Development Code)
has also been requested.

The estimated project cost of the development is $416 million. The proposal has the potential to provide approximately 5700 full
time equivalent jobs during construction and 150 full time equivalent operational jobs.

During the exhibition of the concept plan, the Department received 13 submissions from public authorities and 49.submissions frem
the public. Due to the complexity and length of fime taken to develop the Cobaki Development Code the Department separately
exhibited it. 174 submissions were received on this aspect of the proposal.

Key issues considered in the Department's assessment included:
+  Planning framework, including the Cabaki Development Code;

Urban design and subdivision layout,

Traffic and access;

Flora and fauna;

Aboriginat cultural heritage;

Stormwater management;

Climate change and flooding;

Geotechnical engineering and groundwater;

Acid sulphate sails;

Bushfire; and,

Cff-site impacts.

The Department has assessed the merits of the project and is satisfied that the impacts of the proposed development have been
addressed via the Proponent's Statement of Commitments and the Department's recommended further assessment requirements,
and can he suitably mitigated and/or managed to ensure a satisfactory level of environmental performance. All stafutory
requirements have been met.

The Department has considered the key issues raised and has recommended a modification to the concept plan and requirements
for future applications to ensure residual impacis resulting from the proposal are minimised.

The concept plan has largely demonstrated compliance with the existing environmental planning instruments.

On these grounds, the Department is satisfied that the site is suitable for the proposed development and that the project will provide
the following benefits:
*  Major contribution toward housing targets for the Tweed Shire as identified by the Far North Coast Regional Strategy;
e Provision of a diverse housing choice on the fringe of an existing urban area;
o Approximately 103 additional hectares zoned for conservation;
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Provision of a new East-West wildlife corridor;

Improvements to ecological and recreationai connectivity;

Rehabilitation of important threatened species and ecological community habitats across the site:
Construction of major road finkage;

Protection of Aboriginat cultural heritage; and,

Improved stormwater control and management.

* & & & & @

The Department considers the proposal to be in the public interest and subsequently recommends that the project be approved
subject to modifications to the concept plan.
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balance of earthworks to plateau east to
accommodate residential development

Cut area C7, earthworks for road up to
plateau and balance of remaining

2005 CC02/1368-01 - None aarthworks fo accommodate residential
development
Extensicn te fill area F3, filling to balance
2008 Modification to CC02/1368 Nore usban area to same level as adjacent

completed fill to mitigate flooding

Extension to fill areas F7, F& & F9, filling
2008 Medification to PF3880/30 None to balance urban area to same level as
adizcent completed fill to mitigate flooding

Since the existing consents were issued, there has been a significant change in market requirements and in planning philosophy. In
addition, there are still parts of the site which are not coverad by an appropriate regulatory framework. Following a review by the
proponent of planning for the Cobaki Estate site a concept plan application was lodged with the Department. The concept plan
application aims to provide a holistic ‘approach to site planning and ailow for a more appropriate urban design outcome based on
current market trends. The existing consents will remain in force under the concept plan. Future project/development applications will
be required to over-ride the existing consents and ensure that development on the site is generally consistent with the concept plan.

1.2.2 Deeds of Agreement

There are three Deeds of Agreement (DOA) in place which relate to access to Cobaki Estate. These are between the proponent and
the following government agencies:
e  Goid Coast City Council, dated 8 July 1993,
¢  Tweed Shire Council, dated 6 August 1593; and,
o Queensiand Department of Transport and Main Roads (QTDMR) (fermerly the Queensland Department of Main
Roads) dated 3 February 1597

The DOAs remain current. The Cobaki Parkway connects with Boyd Street, in Queensiand, which connects with the Gold Coast
Highway. The Gold Coast Highway is under the jurisdiction of QDTMR requiring this intersection to be upgraded consistent with
requirements outiined by QDTMR in their planning and design guidelines.

Gold Coast City Councit Deed
A summary of the key provisions of this deed are as follows:

e Entitles the proponent to construct and use a temporary access road from the then constructed limit of Boyd Street to
QLDINSW border;
¢ Requires the proponent to constrict, at the commencament of Cobaki Estate:
o the intersection between Boyd Street and Gold Coast Highway in accordance with an agreement with QDTMR;
and
o Boyd Street extension in two lanes, from and including a roundabout at the constructed limit of Boyd Sireet fo the
QLDINSW border.
¢ Requires LEDA o construct a four lane upgrade of Boyd Street in QLD when the eastbound traffic volume on Boyd Street
at the state border is exceeding 800 vehicles per hour.

Tweed Shire Councif Deed
A summary of the key provisions of this deed are as follows:

o Requires the proponent to construct a two lane road in NSW from the QLD/NSW border to the Cobaki Estate boundary, in
accordance with Devetopment Approval 92/315;

s Requires LEDA fo contribute $1.57m (adjusted for cost increase) to Tweed Shire Councit, when called upon to do so,
towards the cost of the Boyd Street overpass at its intersection with the Tugun Bypass (Note: this requirement has been
met and the overpass constructed);

Requires Tweed Shire Council to include certain costs in the relevant Section 94 Contribution Plan; and,
Makes provisions for the purchase by Tweed Shire Coungil from LEDA of the 20 metre wide Cobaki Parkway road reserve.

QLD Department of Transport and Main Roads Deed
A summary of the key provisions of this deed are as follows:

e Requires LEDA to construct a signalised intersection between Boyd Street and Gold Coast nghway in three stages:
o an Initial Layout, prior to the purchase of any residential lot at Cobaki L.akes constructing a dwelling in that lot;
o an Interim Layout before Leda proceeds to develop, market and sefl more than 1,000 residential lots at Cobaki
Lakes;
o an Ultimate Layout:
» hefore Leda proceeds to develop, market and sell more than 2,900 residential lots at Cobaki Lakes, or;
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= when two way, peak hour traffic volume on the Goid Coast Highway exceeds 4,300, or;
= if raffic operational problems occur at the intersection.

«  Permits the continuous use of the consfructed intersection provided the propanent restricts the development, marketing
and sale of residential lots at Cobaki Lakes to 3,500 until an interchange is constructed at the intersection of Boyd Street
and the Tugun Bypass (Note: Tweed Shire Council's Section 94 Road Contribution Plan makes pravision for the future
construction of the interchange).

ONSW Government
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2 THE PROPOSED DEVELOPMENT

214 PROJECT DESCRIPTION

2144 Project Summary

The proponent seeks concept approval to develop 605.45 hectares of land as a residential development to be known as Cobaki
Estate. The proposed development comprises:

e Seventeen residential precincts with a mix of housing types including detached houses, townhouses and multi-unit housing
to a maximum of 3 storeys, comprising approximately 5,500 dwellings covering 296.86 ha.of developable fand, including
roads;

¢ A mixed use Town Centre and Neighbourhood Centre fo a maximum of 3 storeys with a combined land area of

- approximately 18.8 ha, of retail, commercial, community and residential uses;
Community and education precincts including 2 pubiic primary schools over 8 ha of land;
Active and passive open space areas covering approximately 87 ha of land;
Environmental protection areas covering approximately 194 ha of land;

Access network of roads, public transport routes and pedestrianfcycie paths;
L andscaping and vegetation management; and,
Utility services infrastructure.

The estimated project cost of the development is $416 million. The proposal has the potential to provide approximately 5700 full
time equivalent jobs during construction and 150 full time equivalent operational jobs.

The concept plan exhibited in the EA is illustrated in Figure 11 below and the final proposed concept plan layout is illustrated in
Figure 12.

212 Neighbourhood Precincts

Each of the 17 neighbourhood precincts will contain a diverse range of housing types and densities, including:
Traditional detached dwelfings on an average 550sqm lot;

Zero lot housing on 350 - 450sam lots;

Terrace housing on 120 - 250sgm lots;

Attached dwellings on corner aliotments (400 - 1,200sqm); and,

Unit development in strategic locations throughout the site.

* & & 2 9

213 Bwelling Yield and Types

The concept plan proposes approximately 5500 dwellings on the site with a mix of dwelling types as described in the Development
Code. Detaifed precinct dwelling yields will be provided in subsequent project/development applications, Areas of medium density
housing are proposed to be located close to areas of higher amenity such as the Town or neighbourhood centres, open space or
environmentat pretection areas or areas with scenic views.

21.4 Town Centre/Neighbourhood Centre
The Town Centre/Neighbourhood will have the ability to support a range of commercial and retail uses, such as business premises,
medical centres, restaurants, hotels and shops as well as some higher density residential uses including seniors housing.

245 Open Space
A range of open space will be provided that will cater for organised active sports, such as sports ovals, as well as passive
recreational opportuniies in the central open space area and local neighbourhood parks.

218 Building Height

A *Height of Buildings” plan sets the proposed building heights across the site. The maximum height of buildings proposed across

the site is 3 storeys. However, on the ridgeline, buildings are limited to a maximum of 8m above finished ground level.

217 Roads

Access to the site will initially be achieved via an extension of Boyd Street fo the subject site, creating the Cobaki Parkway (as
illustrated on the concept plan). Cobaki Parkway will extend from Boyd Street at the northern end of the development to Piggabeen
Road in the south, via a bridge to be constructed over Cobaki Creek.

The fraffic generated by the proposed development will result in the following road upgrades:
¢ A new intersection at Boyd Street and the Gold Coast Highway;
o Widening of Boyd Street to 4 lanes when a specific threshold of traffic volume is reached; and

ONSW Government
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218 Stormwater Management

The Stormwater Concept Plan for the site proposes a series of 'treatment train’ options in accordance with the principles of Water
Sensitive Urban Design to manage the impacts of development and improve the quality of stormwater runoff discharges from the site
into Cobaki Broadwater. The proposal includes a series of 4. different types of water ‘treatment trains’ that apply according to slope
gradients and soil type fo manage the quality of stormwater runoff from the site. The stormwater managernent measures in the
‘freatment trains’ include the following:

o vegefated swales;
bioretention trenches;
gross pollutant traps;
infitration systems;
rainwater tanks;
diffuse low-flow discharge and stormwater treatment;
high flow bypass chanaels; and
discharge of fully treated water to Cobaki Broadwater.

2.2 AMENDMENTS TO TWEED LEP 2000

The concept plan also seeks that the Minister amend the Tweed LEP 2000 as it relates to the site, via an Order, to refine some of the
existing zone boundaries, rezone certain parcels of land, and to allow dwellings on lot sizes less than 450sqm in the 2
(c} Urban Expansion. ‘

2.21 Zoning Amendments

The proponent proposes a total of 64 areas requiring rezoning or boundary refinement (for full list and assessment see Section 5).
These amendments falt into six categories as outlined in Table 3 below.

Table 3: Summary of Areas Affected by Zoning Amendments

T ey
‘Environmental - Residential
I Protection . Tourist

E W SRy

ation

(Wetfands and ™
Lol
. -Rainforest)

“Category -

. Protection
© Escarpmentipa (Habita)

.Cléuse 52 determination
of zone boundaries +4.5177 -2.1519 -2.0825 -0.3833
(Areas 2-7, 41 & 47)

Alignment  of  zone
boundaries with existing
development  consents
(Areas 8, 9, 10,42 & 48)

General  rationalisation - -9.6732
additions to 2(c) Urban
Expansion zone (Areas +15.6494 -14.7439 -0.3995 -0.5060
11-22, 34, 60, 66 & 69)
General rationalisation
additions to 70
Environmental
Protection (Habitat) zone
(Areas 23-28, 28A, 28B,
29, 31, 35-39, 40, 43,
45, 46, 48-52, 54, 55, 55
& 65)
General  rafionalisation -

~ addition to 8(b)
Recreation zone (Area -4.4974 +4.4974
27, 44, 48, 57, 58, 59,
61, 62, 63, 84 & 68))
Net Changes Proposed +22.7858 -116.0670 -2.4820 +105.6638 -0.2274 -9.6732

+5.8508 -5.6234 - - -0.2274

-8.5079 -08.0452 - +106.5531

The most significant of the proposed rezonings involve the transfer of approximately 98 hectares of 6(b) Recreation zoned land,
which supports endangered Coastal Sattmarsh to Environmental Protection zoning and the transfer of 14 hectares of 6(b) Recreation
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zoned land and 9.6 hectares of 2(g) Residential Tourist zoned land to the 2(c) Urban Expansion zone. It is intended to rezone all 2(e)
zoned land on the site to 2(c), as no tourist development is intended. Other rezonings involve refinements to zone boundaries as
required by clause 52 of the Tweed LEP and the creafion of Environmental Protection zoned and Open Space zoned conneclive
corridors in particular locations ¢n the site. These LEP amendments are discussed in more detail in Section 5.

2.2.2 Minimum Lot Size for Dweiling Houses

The Tweed LEP 2C00 currently prohibits dwelling houses on lots smaller than 450sqm in the 2(e} zone. While not prohibited in the
2(c) zone, the zoning table specifies that dwelfing houses on an allotment of at least 450sqm are permissible with consent in the
zone. The concept plan proposes a mix of housing types and densities including dwellings on lofs ranging from 120sgm fo
1,200sqm. As such, the proponent requests that the Minister amend the Tweed LEP via an Order to allow a minimum lot size of
120sgm within the 2{¢) zone on the Cobaki Lakes site.

The Department supports the propesed amendment fo the minimum lot size to allow a range of housing choice across the site, and
increased densities around the Town Centre and other accesstble locafions. This is discussed in more detail in Section 5 of this
report.

2.3 COBAK| DEVELOPMENT CODE

The proponent raised, within the EA, the intention to request, at a later stage, that site-specific development controls and design
guidelines, inctuding an exempt and complying code, be applied to the site. The Cobaki Development Code was provided as part of
the preferred project report and separately exhibited. The Cobaki Development Code consists of two parts, Part A of which is a site-
specific Exempt and Complying Development Code ('the code’), this contains a series of controls and objectives to guide future
development of the site consistent with the concept approval. Exempt or complying development is of minimal environmental impact
and meets specified, pre-determined standards for development classes or types. Part B comprises controls for development
requiring a development application {DA).

The proponent requested that the Minister declare (by Order under s75P2(d) EP&A Act) development identified as exempt or
complying development under Part A of the code as exempt and complying development for the purposes of the Act. The
Development Code is discussed in more detail in Section 5 of this report.

24 PROJECT AMENDMENTS

241 Preferred Project Report

A preferred project report (PPR) was submitted on 30 June 2010 and subsequently amended on a number of occasions until it was

accepted by the Department on 26 October 2010, incorporating the following amendments:
e Deletion of lakes;

Deletion of nominated restaurant site;

Deletion of project and site sales offices within 6(b) zone,

Relocation of northern school site;

Amendment to southern school site and neighbourhood centre,

Change to town centre precinct boundary,

Relocation of east-wast environment protection corridor,;

Additional area of structured open space;

Widening of Cobaki Parkway Reserve;

Realignment of part of Sandy Road,

Withdrawat of ‘Release Areas’ staging plan;

Final Tweed LEP zoring amendments;

Final covenant protected areas;

Final concept plans;

Revised ecological reports and management plans;

Amended Statement of Commitments; and

Changes to future stage applications for development approval.

* ® & & & & & & & & & & & 0 B B

The PPR was placed on the Department's web site. The Cobaki Development Code was provided as part of the PPR and was
separately exhibited.

2.5 CONCURRENT PROJECT APPLICATION

The Department is concurrently assessing project application 08_0200 for the Cobaki Estate Central Open Space and Riparian
Corridor. The project provides development details for the earthworks required for the main drainage corridor through the centre of
the site, landscaping of the central open space parkland areas and the revegetation and rehabilitation of the Environmental
Protection-zened areas of the site.

©NSW Government
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3 STRATEGIC AND STATUTORY CONTEXT

3.1 STRATEGIC PLANNING

The Cobaki Estate site has been zoned for residential development for over 20 years, having first been zoned by Tweed Shire
Coungcil for urban development in 1988 under the then Tweed Local Environmental Plan 1987, The site, and its potential dwelling
yiefd, form an important part of the Tweed Shire Council's Residential Development Strategy and is taken into account in the
Counci's Strategic Plan 2004-2024. The intent that Cobaki Estate be a site for future urban development is reinforced by its inclusion
in the Far North Coast Strategy.

The Far North Coast Regional Strategy states that the population of the Far North Coast Region has been increasing by an average
of 2500 people each year. The Regional Strategy plans for an overall population of 289,000 by 2031, representing an additional
60,400 people for the period 2006-31. Tweed is one of the local government areas fo have seen the largest population increases
since the 1980s and this will continue to be the case with large inflows of people from other areas of NSW as well as from South-east
Queensland.

The Strategy has set an individual dwelling target for the Tweed of 19,100 additional new dwelfings to 2031, The Cobaki Estate site
is an important component of the Far North Coast Regional Strategy and is capable of supporting a significant part of the Strategy's
awellings target. The 5500 proposed dwellings for the site would safisfy approximately 29% of the 18,100 new dwelling requirement.

32 PART 3A DECLARATION

The project is a Major Project under State Environmental Planning Policy (Major Projects) 2005 (as in force at the time) being a
subdivision for residential purposes for more than 25 lots in the NSW Coastal Zone. The opinion was formed by the Director-
General as delegate on 24 January 2007.

3.3 PERMISSIBILITY

Under the Tweed LEP 2000, the site is zoned 2(c) Urban Expansion, 2(e) Residentiaf Tourist, 6(b) Recreation, 7(a) Environmental
Protection (Wetlands and Littoral Rainforest), 7(d) Environmental Protection {Scenic Escarpments) and 7(I) Environmental Protection
(Habitat). The proposal is generally consistent with the objectives of each of the zones. However, the concept plan proposes a
number of rezonings, as outlined in Section 2.2 and is partly prohibited as it proposes fot sizes fess than 450sqm in the 2(g) zone,

Notwithstanding, under Section 750 of the EP&A Act 1979 and the transitional provisions in Clause 80A of the EP&A Reguiation
2000, the Minister may approve a corcept plan that is partly prohibited despite it being in a sensitive coastal location. In addition, in
making a determination, the Minister may amend the Tweed LEP 2000 by an Order under Section 75R(34) of the Act to amend the

relevant zone boundaries and minimum lof sizes in the concept plan as has been recommended by the Department.

3.4 EXHIBITION AND NOTIFICATION

The Department has exhibited the EA in accordance with section 75H (3) of the Act. Due to the EA being exhibited during the
Christmas/New Year period it was placed on extended public exhibition for 62 days from 17 December 2008 until 16 February 2009
and submissions were invited in accordance with section 75(H} of the Act. Adjoining landowners were notified in both NSW and
Queensland.

The addition: of the Cobaki Devefopment Code to the proposal at PPR stage required separate exhibition and this took place from 13
January until 26 February 2010.

35 MINISTER'S POWER TO APPROVE

The purpose of this submission is for the Director-Generai to provide a report on the project to the Minister for the purposes of
deciding whether or not to grant approval to the project pursuant to Section 754 of the Act. Section 751(2) and Clause 88 of the
Regulation set out the scope of the Director-General's report to the Minister. Each of the criteria set out therein have been addressed
below, as follows:

Table 4 — Compliance with Section 751(2} and Clause 88 Criteria

Section 751(2) Criteria Respoense

The proponent's EA is included at Appendix G whilst ihe
preferred  project report is set out for the Ministers
consideration at Appendix F.

All advice provided by public authorities on the project for
the Minister's consideration is discussed in detail in Section

A copy of the proponent's environmental assessment and
any preferred project report

Any advice provided by public authorities on the project;
and

4.3 below.
A copy of any report of the Planning Assessment The Planning Assessment Commission was not involved in
Commission in respect of the project, and the assessment of this project.

A copy of or reference to the provisions of any State  An assessment of each relevant State Environmental
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Environmental Planning Poficy (SEPP) that substantially
govern the carrying out of the project

Director-General’s Report

Pianning Policies that substantially govern the carrying out
of the project is setin Appendix C.

A copy of or reference to ihe provisions of any
environmental pianning instrument that weuld. (but for this
Part) substantially govern the carrying out of the project
and that have been taken into consideration in the
environmental assessment of the project under this
Division

An assessment of thé development refative to the prevailing
EPI's is provided in Appendix C.

Any environmental assessment undertaken by the
Director-General or other matter the Director-General
considers appropriate.

The environmental assessment of the project is this report
in its enirety.

A statement relating to compliance with the environmental
assessment requirements under this Division with respect
to the project.

The environmental assessment requirements under this
Division, issued on 21 August 2007 are in Appendix B. The
Department is satisfied that the EA submitted in support of
the concept application complies with these requirements.
A detailed assessment of how the proponent has
addressed these issues is provided in Section 5 of this
report.

Clause 8B Criteria -

An assessment of the environmental impact of the project.

All relevant environmental impacts associated with the
development are discussed in Section 5 of this Report.
ESD is discussed in Section 3.7 of this Report.

Any aspect of the public interest that the Director- General
considers relevant fo the project.

The public interest is discussed in Section § of this Report.

The suitability of the site for the project.

The site is considered suitable for the project as it is
identified in the Far North Coast Regional Strategy and
Tweed Shire Council's strategic planning documents for
residential development.

Copies of submissions received by the Director- General
in connection with public consultation under section 75H
or a summary of the issues raised in those submissions.

All submissions provided by agencies are summarised at
Section 4.3. A summary of public submissions is included
at Appendix F.

The Department has met its legal obligations and the Minister has the power to determine this project.

36
3.61 Application of EPIs to Part 3A of the Act

ENVIRONMENTAL PLANNING INSTRUMENTS (EPIs)

To safisfy 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 substantially govern the carrying out of the project and have been taken into consideration
in the environmentat assessment of the project. EPIs that are relevant to the project are as follows:

State Environmental Planning Policy {Major Projects) 2005;

State Environmental Planning Policy No.14 — Coastal Weilands;

State Environmental Planning Policy No.44 — Koala Habitat Protection;

State Environmental Planning Policy No.55 - Contaminated Land;

State Environmental Planning Policy No.71 — Coastal Protection;

State Environmental Ptanning Policy (Infrastructure) 2007,

North Coast Regional Environmental Plan; and,

Tweed Local Environmentat Plan 2000.

A detailed assessment of compliance with the relevant EPIs is in Appendix C.

37 OTHER PLANS AND POLICIES
The proposat has been considered against the following non-statutory documents:

e Tweed Development Controf Plan 2007,
¢  Far North Coast Regional Strateqgy;

s NSW Coastal Policy 1997, and,

s NSW Coastal Design Guidelines.

ONSW Government
October 2010 19




Cobaki Estate Residential Development Dirgctor-General's Report
Major Project 08_0316

A detailed assessment against these controfs can be found in Appendix D, The proposal is generally consistent with the objectives
of these controls.

3.8 ECOLOGICALLY SUSTAINABLE DEVELOPMENT (ESD) PRINCIPLES

There are five accepted ESD principles: ' ‘

{a) decision-making processes should effectively integrate both long-term and short-term economic, environmentat, social and
equitable considerations (the integration principle);

{b)  if there are threats of serious or irreversible environmental damage, fack of full scientific certainty should not be used as a
reason for postponing meastires {o prevent environmental degradation (the precautionary principle);

(c)  the principle of inter-generational equity - that the present generation should ensure that the health, diversity and productivity
of the environment is maintained or enhanced for the benefit of future generations (the inter-generational principie);

(d)  the conservation of biological diversity and ecofogical integrity should be a fundamental consideration in decision-making
(the biodiversity principle); and

{e}  improved valuation, pricing and incentive mechanisms should be promoted (the valuation principle).

With respect to ESD, the Act adopts the definition in the Protection of the Environment Administration Act 1991 including the
precautionary principle, the principle of inter-generational equity, the principle of conservation of biologica diversity and ecological
integrity, and the principle of improved valuation, pricing and incentive mechanisms. The Department has considered the proposed
development in relation to the ESD principles and has made the following conclusions:

381 Integration Principle

In making its recommendation on the proposed development, the Department has taken into consideration environmental, social and
economic matters. The development will provide for the expected population growth of the region and have a positive impact on the
local economy and society through the creation of a diverse fange of new residential accommodation close to Tweed Heads.
Further, the Town Centre and Neighbourhood Centre will provide future employment opportuaities for the community.

3.8.2 Precautionary Pringiple

The EA submitted has identified and assessed the range of environmental impacts of the proposal. The modified proposal includes
the following:

»  The rehahilitation and ongoing maintenance of the Coastal saltmarsh Endangered Ecological Community {(EEC);

*  Provision of compensatory measures for the unavoidable loss of areas of threatened species habitat and EEC;

* A stormwater management system that incorporates Water Sensitive Urban Design principles in order to maintain water

quality and quantiy leaving the site; and
*  Acommitment to providing appropriate Acid Sulfate Soils management in accordance with detailed plans.

The proponent has proposed appropriate measures in their Statement of Commitments that will manage the potential environmental
impacts of the development. Additional environmental studies and assessments will be prepared for future Project Applications and
Development Applications for the detailed design and construction of development incfuding subdivision, buildings, landscaping and
engineering works. ‘

3.8.3 Inter-Generational Principle

The proposal will contribute to the supply of housing choices and provision of recreational parkland and environmental conservation
areas to meet the needs of current and future generations. The development provides a range of additional residential development
opportunities now and into the future in the Tweed Shire. The project will seek to minimise its ecological footprint, and provide a
relative degree of local and regional self-reliance and capacity for future adaptahility, through:

*  appropriate planning and design approaches;

¢ protection and rehabilitation of the saltmarsh EEC;

*  consideration of the effects of cfimate change on flooding across the site.

In particular the development will provide a variety of housing for future generations. Further, the development will provide
community facllities, a Town Centre and neighbourhood centre for use now and in the future.

384 Biodiversity Principle
The proponent has provided an assessment of the impacts on existing flora and fauna on and adjacent to the site. Mitigation
measures and management strategies will be implemented to prevent any potential environmental impacts, such as:
¢ Protection of approximately 194 ha under environmental protection zoning; '
*  Rehabilitation of native vegetation on the site including EECs;
*  Provision of wildlife corridors; and
[ ]

Commitment to providing off-site offsets for EECs, threatened species habitat and native vegetation where impacts cannot
be avoided.
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3.8.5 Valuation Principle

The cost of infrastructure and measures o ensure an approgriate level of environmental performance of development on the site will
be incarporated into the cost of development on the site,

3.9 OBJECTS OF THE ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979
The objects of any statute provide an overarching framework that informs the purpose and intent of the legislation and gives
guidance to its operation. The Minister's consideration and determination of a project application under Part 3A must be informed by
the relevant provisions of the Act, consistent with the backdrops of the objects of the Act.

The objects of the Act in section 5 are as follows:

{a) to encourage:
(i) the proper management, deveiopment and conservation of natural and ariificial resources, including agricultural land, natural areas,
forests, minerals, water, cities, towns and villages for the purpose of promoting the social and ecenomic welfare of the community and a
better environment,
{ii) the promation and co-ordination of the orderly and economic use and development of land,
(i#) the protection, provision and co-ordination of communication and utility services,
(iv} the provision of land for public purposes,
{v) the provisicn and co-ordination of community services and facilities, and
{vi) the protection of the environment, including the protection and conservation of native arimals and plants, including threatened
species, populations and ecological communities, and their habitats, and
{vii) ecclogically sustainable development, and
{viii) the provision and maintenance of affordable housing, and
{b) to promote the sharing of the responsibiity for environmental planning between the different levels of government in the State, and
{c) to provide increased opportunity for public involvement and participation in environmental planning and assessment.

Of particular relevance to the assessment of the subject application is consideration of the Objects under section 5(a). Relevantly,
the Objects stipulated under section 5(a) (i}, (i), (iii} (iv), (v}, (vi}, (vii} and (vii) are significant factors informing the determination of
the application.

The Depariment has considered the Objects of the Act, including the encouragement of ESD in the assessment of the project
application.
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4 CONSULTATION AND ISSUES RAISED

4.1 PUBLIC EXHIBITION DETAILS

The EA was exhibited for 62 days from 17 December 2008 to 16 February 2009, Nofification of the exhibiion was given in the
following local papers:

Tweed Daily News;

Tweed Sun;

Tweed Link; and,

Gold Coast Bulletin,

* & @

Exhibition locations were at:
*  Department of Planning Head Office, Bridge Street, Sydney,
Department of Planning North Coast Office, Grafton;
Nature Conservation Council, Kent Street, Sydney;
Tweed Shire Council, Murwillumbah; and,
Tweed Shire Council, Branch Office, Tweed Heads.

* 2 8 @

The EA was also provided for download on the Department's website.

Letters were sent to adjoining tandowners in both Queensland and NSW and relevant government agencies in both States, including
Tweed Shire Council and Gold Coast City Council, notifying them of the exhibition and inviting a submission. A fotal of 49 public
submissions were received, comprising 41 latters of objection, 1 letter of support and 7 others. 13 submissions were received from
public authorities being:
s Tweed Shire Council;
Gold Coast City Council (GCCC);
Department of Environment, Climate Change and Water (DECCWY);
Roads and Traffic Authority (RTA);
Queensland Department of Transport and Main Roads (QIDTMR);
NSW Office of Water (NoW);
Industry and Investment {1&1);
Department of Education and Training (DET);
Department of Health (NSW Health);
Department of Housing (DoH);
Land and Property Management Authority (LPMA) formerly Department of Lands (DoL};
Northern Rivers Catchment Management Authority (Northern Rivers CMA); and
Rural Fire Service (RFS).

* & & & 2 4 & & e s

Of the public authority submissions, all agencies raised concerns with the exception of DET, NSW Heaith and RFS, which provided
comment on the proposal.

A PPR was lodged on 30 June 2010. However, due to further negofiations and refinements to the concept plan the PPR was further
amended. The final PPR was accepted on 26 October 2010. As the changes fo the nature of the project were not significant, it was
not re-exhibited but was placed on the Department's website.

411 Exhikition of the Development Code

The Cobaki Development Code was lodged as part of the PPR. As this was a significant part of the proposal it was exhibited from 13
January until 26 February 2010. Notification was given in the same newspapers as the EA was and provided for download on *he
Department's website. 174 submissions were received from the public, including one letter of support.

4.2 SUBMISSIONS FROM THE PUBLIC

4.2.1 Summary of issues raised by the public

The following issues were raised in the public submissions:
¢ Flora and fauna

¢ Kpalas

¢ Traffic and access;

¢ Social and environmental impacts;
ONSW Government
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o Further justification required on proposed location of various land uses.

o Development and Design Codes should be provided for assessment with the concept plan (N.B the Development
Code did not form part of the exhibited EA).

o APublic Transport Plan should be provided. , =

o Inconsistencies with the controls in Council's Development Control Plan, Section A1 - Residential and Tourist
Development Code should be identified and justified.

o Justification for a 4,000sqm supermarket, 5,000sqm retail and 1,000sqm of community facilities is required.

o The matrix should be clear that the sales office and restaurant uses within the open space domain are only
permissible in locations shown on the concept plan.

o Insufficient justification provided for areas of rezoning

o Approvals for Precincts 1 and 2 under the section 96 modification of development consent K99/1124, shouid be
relinguished if the concept plan is approved.

Bushfire management

o Insufficient detail on how the requirements of Planning for Bushfire Protection {2006) will be achieved.

o The analysis may have underestimated the required APZs in some locations.

o APZs should be located on existing cleared land, rather than created through additional clearing.

¢  Open Spage

o How much will be dedicated for Open Space (structured and unstructured, private and public),

o Strategies to allow for sources of funding for maintenance of open space should be provided.

o Given the insufficient detail in relation to the construction and management methods for the lakes, Council
cannot agree to take responsibility for future maintenance of the takes at this stage.

*  Traffic/ Roads
o The need for a road link to Piggabeen Road via the Sandy Lane alignment is not addressed.
s Environmental Health Issues

o The Statement of Commitments (SoC} should include the requirement that the Site Audit Statement for the
Turners Catfle Tick Dip Site be submitied to Council at the completion of the remediation.

o The SoC should include the requirement for a Stage 2 Detailed Contamination Investigation Assessment.

o A 250m wide vegetated buffer should be provided between adjacent agricultural areas and proposed residential
areas so as to be consistent with Counci's proposed inclusion under Schedule 8 of the Profection of the
Environment (Clean Air) Regulation 2002.

o Noise reports / impacts should be estimated up-front to afiow for mitigation through preventative measures such
as appropriate buffers and land use allocation.

*  Felecommunications
o Fibre communications cabling should be used for telecommunications infrastructure,
e Water / Sewsr -

o Council presently does not have capacity within its current bulk water supply system or within its sewer treatment
plants and trunk conveyancing systems to cater for the proposed overall development, however, the proposed 30
year capital works plans foreshadowed this proposal and augmentation has been planned for.

o The SoC should include a commitment that the developer wilt provide a detailed water distribution infrastructure
report and detailed sewerage infrastructure report prior to the next stage of development applications.

e Environment / Ecoloagy

o The following rezonings are not supported for ecological reasons: Area 2, 3, 4, 6 and 16. The recreation of
habitat as an offset is not supported.

o Toensure the long-term environmental outcomes, areas to be managed primarily for nature conservaion should
be retained under an Environmental Protection zoning, eg: saltmarsh.

o Review the Scribbly Gum Management Plan to ensure conservation,

o The extent of Scribbly Gums on recent aerial photographs appears to show a substantially diminished area of
Gums, Clarification is required on how clearing of Scribbly Gums has occurred lawfully.

o The performance criteria for rehabilitation and maintenance of environmental areas and the proposed terms of
management should be agreed with Council. Estimated costs should be established along with strategies for
sourcing funding to allow Council management of environmental areas in perpetuity,

o The Saltmarsh Rehabilitation Plan (SRP) is very broad without specifics or scientific analysis provided to justify
or detail the mechanics of the proposal. The SRP should be amended to address management of stormwater
including bank erosion management, enhancement of riparian corridors and consideration of climate change.

o Amuch more detaited ASSMP should be prepared and reviewed,

o Further consideration of ecological buffers is required.

o Clarification on the extent of the removal of koala food trees and Wallum froglet habitat is required.

o Afurther detailed study on water quality parameters is required before restoration of degraded wetlands and re-
creation and planting of additional wetiand can be considered adequate compansation for loss of known habitat,

+  Stormwater / Landforming
o Asingle coherent fandforming pian for the whole site should be provided.
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43.2

o Insufficient detait to ensure that adequate drainage infrastructure is able to be provided to cater for externat and
internal runoff catchments, and convey these flows in a continuous and sustainabie manner to the lawful point of
discharge, Cobaki Creek.

o The catchment plan contains insufficient detail to properly account for the steep terrain and existing
watercourses and gullies around the site.

o Demonstrate that a stormwater management system can be achigved for both the construction and operational
phases of the subdivision,

o SEPP No.50 — Canal Estate Development should be considered in relation to the proposed lakes.

o The proponent must accept all applicable Development Contributions Plans, inciuding rates and works
schedules, prior to approval of the Concept Plan (without negotiation).

o Amend SoC to commit the developer fo conduct more detailed flood impact analyses taking account of updated
sea level rise information in future project/deveiopment applications.

Gold Coast City Council

(BCCC raised the following issues:

43.3

Capacity of Boyd Street. The number of dweilings should be limited to 2,000 until such time as the compiete road network,
including the Boyd Street Interchange, is in place.

Any proposal for development exceeding 2,000 dwellings must trigger negotiations with GCCC and the DMR o negotiate
the required road upgrades.

Vegetation located within the ‘Cross Border Wildlife Movement Coreidor’ should be retained.

Itis unclear if the 81 hectares of proposed open space is public or private open space and how structured and casual open
space is being provided. Further clarification of these details is required to ensure that the proposed development is
providing adequate usable public open space and will not adversely impact on Gold Coast City recreational facilities.

The appiication should consider the impact of the scale of the proposed retailicommercial centre on the broader network of
activity centres, including those in Gold Coast City.

Public fransportation and the importance of linkages with the fuiure heavy and light rail corridors within Gold Coast should
be more comprehensively expiored and further information provided for assessment.

It is not clear whether the development expects any reliance on GCCC's water and wastewater network. Gold Coast Water
requests further information to clearly identify how the development will be serviced for water supply and sewerage.

Department of Environment, Climate Change and Water

The DECCW raised the following issues:

Biodiversity

o An off-site offset strategy is the most appropriate mechanism to address the loss of habitats and threatened
species across the development site. The package should be finafised, to DECCW's satisfaction, prior to
determination. Any offset package should be able to demonstrate that it achieves an environmental outcome that

. meets the "maintain or improve” benchmark.

o DECCW is not confident that the 22.44ha of threatened flora habitat and 22.28ha of remnant vegetation to be
retained in open space areas will persist into the future and recommends that these potential impacts be offset.

o The loss of Waltum froglet habitat is significant (80.64ha) and the retention of 38.07ha in open space areas and
only 2.22ha within envirenmental protection areas is likely to result in an adverse impact to the local Wallum
froglet population.

o Larvicides used for managing mosquitces at the site may be toxic fo the Wafium froglet.

o The EA has not considered the dispersal requirements and sensitivity of Wallum froglets fo water quality with
regard to the location of the proposed additional habitat.

o Alternative habitat for Wailum froglets, which is not currently protected, should be secured to offset the likely
adverse impacts to the Jocal poputation as a result of the development proposal.

o Re-creation of an EEC s nof supported as it is uncertain, unproven, very difficult and fikely to take an extended
period of fime to establish.

o The “low" conservation status of the Scribbly Gum Community is not justified. The Scribbly Gum Community
should be managed for conservation purposes. If this is not possibie, then a suitable off-site offset should be
considered.

o The proposed offsets for threatened fiora and fauna and EECs are inconsistent with the "Principles for the use of
biodiversity offsets in NSW'.

o The EA relies heavily on the regeneration and revegetation of EECs and threatened species habitat as an offset
to their net loss at the site. Whilst DECCW supports the regeneration and revegetation of EECs and habitat, this
measure on its own is not considered an adequate offset for the loss of these areas, even where the area to be
regenerated or revegetated is greater than the area to be lost or impacted.

o The use of nest boxes when used afone or in conjunction with the proposed on site rehabilitation is not
considered to be a suitable offset for the loss of established hollow bearing trees at the site.

o The proposed re-created Freshwater Wetland EEC, in the central portion of the site, is not a suitable offset for
the threatened Black-necked Stork known to occur at the site.
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o The EA does not indicate where tree hollows occur or the number to be removed from the site.

o The identified EECs, the Scribbly Gum Community and the Wallum froglet habitat, including forage habitat
should be rezoned to Environment Protection.

o The full extent of impacts to threatened species should be identified pricr to determination.

o Aboriginal Cultural Heritage

o DoP should satisfy itself that adequate consultation has occurred with the Aboriginal community.

o The proponent should identify the proposed extent of impacts to the 19 cultural sites within the project area and
detail any proposed mitigation strategies, including offsets. Where impacts to Aboriginal objects and places
cannot be avoided, the proponent should develop proposals that reduce the exent and severity of impacts using
reasonable and feasible measures. Any measures proposed should be negotiated between the proponent and
the Aboriginal community.

o The auger process proposed in the Excavation Strategy is not an appropriate technique to obtain sufficient
information to cfarify the history of Aboriginal occupation of this area. A test pitting program using manuaf
excavation is recommended.

o The proposed archaeological subsurface investigations shoufd be completed prior to determination.

o Six specific conditions of approval are recommended to protect Aboriginal Cultural Heritage values.

»  Climate Change and Flooding

o The Concept Plan should be reviewed and reconsidered in light of the findings of the updated Tweed Valley
Floodplain Risk Management Study and Plan, which incorporates the most recent IPGC (2007) sea levet rise
scenarios.

o The implementation of best practice water sensitive urban design across the site is of paramount importance to
maintain the current water quality status of the Cobaki Broadwater.

4.3.4 NSW Roads and Traffic Authority

The RTA raised the following issues:

*  The proposed development has no approval or agreement with the RTA concerning the provision of additional ramps at
Boyd Street overpass and lanes on the Tugun Bypass.

¢ The traffic data indicates that Kennedy Drive will be at capacity. This will have an impact on the existing Pacific Highway
and Kennedy Drive Interchange’s road infrastructure, This needs to be investigated to identify any improvements that
might be equired to maintain its safety and efficiency.

* The information provided does not address the RTA's issues and relates mainiy to the impacts on the Queensland and
Tweed Shire Council's road networks. The guarantee of a connection to the Tugun Bypass is critical to the success of the
project.

4,35 Queensiand Department of Transport and Main Roads

The QIDTMR raised the foilowing issues:

¢ Although QDTMR's planning for the Tugun Bypass does not preclude future interchange connections at Boyd Street, the
cost of providing such a connection will, for the most part, need to be mat by others,

¢ Connecting Boyd Street to the Tugun Bypass would increase traffic on the Bypass to a level where additional Pacific
Motorway through fanes would be needed. Therefore, the cost of the overall roadworks would be substantial. Such
infrastructure is unlikely to be justifiable or warranted for another 20 years.
The Boyd Street connection to the Tugun Bypass cannot be assumed by the current concept application.

* Any approval issued for Cobaki Lakes should be limited to ensure the capacity of Boyd Street at four lanes with no
connection to the Tugun Bypass is not exceeded. Development beyond this limit, should be preceded by a new traffic
impact assessment that is informed by future development of the overali road network of the Tweed Shire.

436 NSW Office of Water

The NoW raised the following issues;

¢ Detail of various water management structures and infrastructure has not been provided to allow adequate technical
assessment. Subsequent DAs should remain Integrated Development where the need for licensing and approvals under
water legislation can be assessed, and reviewed for their technical and environmental adequacy.

*  The need for freshwater lakes is unclear. Their integration with and impact on drainage fiows, and the source of water to
maintain water height, need fo be clarified.

*  Pumping of safine water from Cobaki Creek has water management and licensing implications for NoW. The impact of
introducing saline creek or estuary water into a proposed freshwater lake system also needs further consideration,
particularly when freshwater wetland rehabititation is to occur downstream.

*  NoW has major reservations about the practicality of iakes for amenity purposes which cannot be sustainad,

*  Itis not clear to what extent climate change induced sea level rise has been factored into the flood assessment, Given the
low lying nature of much of the floodplain, this may be a very important issue fo address for effective discharge of
stormwater from the development.

¢ NoW can provide no endorsement of the works on the main drainage route as so few details are available, and many soil
and geotechnical factors remain to be addrassed.
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43.7

Aplan of identified ASS areas was not provided.

A key requirement for future precinct development applications will be the accurate identification of subsoil ASS risk and
management when garthwork and engineering specifications are available.

The boundaries between varicus mapped geotechnical categories need to be more clearly defined before detailed precinct
and individual plans can be finalised.

Construction activity encroaching into the ficodplain or drainage lines should be avoided as much as possible.

Water management structures should be relatively shallow and constructed above natural ground level wherever possible.
incidental groundwater entering excavation or construction areas will need to be discharged to surface drainage after
treatment for acidity and after meeting any water quality discharge standards. Interception and discharge of groundwater
requires approval andlor licensing by NoW under water legislation. While NoW is not opposed to this treatment option,
there is insufficient detail to quantify the likely volumes of impacts of this dewatering.

It is assumed, but not specifically stated in the EA, that the existing groundwater monitoring bores on the site are
registered and licensed with NoW. This needs {o be verified and corrected if they are not licensed.

it is recommended that a comprehensive Stormwater Management Plan {SWMP) be required with specific sections on
groundwater, surface water, stormwater and erosion and sediment control.

It is recommended that all water monitoring proposed for the various aspects of the project be integrated into a
consolidated document, such as a SWMP.

Department of Housing

The DoH raised the following issues:

There is no mention of a mix of one, two, three or four bedrcom stock, of a mix of tenure {purchase and rental} nor of
affordability or price points of the proposed housing, even in the proposed first release area.

There does not appear io be any investigation of demand and supply for commumity services and facilities likely to be
generated by the development.

The demographic analysis does not look at project household growth by household type, nor does it examine income,
employment or tenure,

Affordability has not been discussed.

The DoH requested that;

L]

The report on future demographics be expanded to examine, ai a minimum, income, employment, bedroom mix and
tenure. ’

The Department of Planning consider a veluntary planning agreement for the provision of affordable housing on the site.
one option is that 3% of land and completed dwellings, dispersed over the development, be provided for affordable
housing, with fitle to the Land and Housing Corporation and managed by a community housing provider.

A proportion of adaptable housing be negotiated, to provide for older residents and to enable residents to age in place.

The DoH also noted its support for the proposed mix of lot sizes and dwelling types and would like fo see this embedded in
subsequent development/project applications, along with a mix of bedrooms across the dwelling types.

43.8

Land and Property Management Authority

The LPMA raised the following issues:

The assessment of off-site impacts does not address the impacts on the environmental values of Crown Reserve 80227
and Part Crown Reserve 755740 to the north and west of the subject site.

Significant concerns regarding the inadequate recognition of the impacts of the projected resident population on the nearby
ceastal Crown reserve system through the exponential increase in visitation and recreational use.

The Concept Plan does not adequately support or protect the vegetation corridor and threatened species habitat provided
by Crown Reserve 90227 and Part Crown Reserve 755740, Urban precincts 1 and 2 should be redesigned to provide a
100 metre buffer to the adjoining Crown reserve with this area to be revegeiated.

A management plan for the Open Space and Environmental Protection Areas should include Crown Reserve 80227 and
part Crown Reserve 755740,

The EECs between the development and Cobaki Creek should be includéd as Environmental Protection Areas.
Appropriate low key pedestrian access to the Cobaki Broadwater needs to be established to prevent informal pedestian
access.

Excavation associated with the construction of wetlands wilf disturb acid sulphate soils. Ali storm and groundwater will
need to be appropriately treated on site prior to any discharge into Cobaki Creek or Cobaki Broadwater. A high flow
discharge will not be supported if there is any potential for acid discharge.

Independent manitoring of ASS should be undertaken during and post consteuction.

Approval is required for any works on Crown land, including those below MHWM in Cobaki Creek and Cobaki Broadwater
such as stormwater outlets, tidal gates and the proposed subterrain pumping system to pump water from Cobaki Creek to
the constructed wellands.

The use of only endemic species throughout the landscaped areas is strongly encouraged.

Application will need to be made for the closure of the many road reserves within the site.

No APZs are to be located on Crown land.
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e An ongoing pest species control program needs to be developed and implemented to reduce impacts on the adjoining
Crown reserves and cther areas of high environmental value,

* The proposed location of the water reservoir within the vegetated section of the Environmental Protection Area should be
reconsidered. : :

*  The majority of the freshwater wetiand EEC through the centre of the development site will be landscaped. It is difficult to
identify the loss of this EEC, however, it appears that it will be substantial.

439 Northern Rivers Catchment Management Authority

The NRCMA raised the following issues:

* A 10 metre buffer is particularly narrow for an effective buffer zone. A narrow buffer zone conflicts with the infent of the
Catchment Action Pian (CAP) target B4-Threatened Species, which aims to implement actions for the protection of
threatened species.

*  Aminimum buffer width of 50m between native vegetation/habitat as well as ecosystem and wildlife corridors to residential
areas and urban development shouid be provided, in accordance with the NRCMA's “Living and Working in Rural Areas -
a handbook for managing land use conflict issues on the NSW North Coast”.

¢ The development must comply with the Native Vegetation Act 2003 in terms of native vegetation removal and the appficant
must demonstrate how the proposal complies with the Act.

*  Anative vegetation maintenance program of a minimum 5 years is supported. However, further to this, a developer funded
focal community capacity development program should be established which would aim fo develop the skills and
enthusiasm of the local residents to enable ongoing protection of the remnant native habitat in their area,

4.3.10 industry and Investment

The (&I raised the foflowing issues:

»  There is limited information in the EA about the proposed sub-terrain pumping system for the freshwater wetland.

» There are potential challenges and need for ongoing management to variously ‘enable salty water to be pumped from
Cobaki Creek into the constructed wetlands’ and ‘remove saline water from the constructed wetlands'.

+ Impacts on fish and aguatic animals via entrainment within the pumping system and the proposed approach to treatment of
biofouling have not been addressed.
The location of the pump in Cobaki Creek has not been identified, nor has pumping rate volumes.
Supportive of the objectives of the Saltmarsh Rehabifitation Plan. However, recommend that upon appropriate completion
of management activities by the developer, the saltmarsh land areas east of the Cobaki Parkway be rezened from 6(b)
Recreation to 7() Environmental Protection (Habitat) and then dedicated to the appropriate authority (Council or LPMA).

4.3.11 Department of Education and Training

The DET raised the following issues:
*  The provision of two State primary schools is consistent with DET's previcus advice, The location of the two primary school
sites is agreed to in principle.
* The need and timing of the two schools will be dependent upon the eventual scale of residential development.

4,312 Department of Health

The DoH raised the following issues:

«  Consideration should be given to ensuring key health and community facilities both within and external to the development
can be accessed by all residents, including the aged, children, people with a disability and the econemically
disadvantaged.

* Inclusion of bike paths, footpaths and adequate lighting will encourage participation in healthy activities, eg: walking,
cyciing.

*  Provision of public transport for access to and from the development.

¢ inclusion of retirement housing.

4313 Rural Fire Service

The RFS raised the following issues;

* The Asset Protection Zones (APZs) proposed are generally acceptable, however, further site specific assessment of the
slope vegetation will be required for internal APZs adjoining retained vagetation within the site.
APZs are to be managed at the commencement of building works.

»  Water, eleciricity, gas, public road access and fire irails are to comply with Planning for Bushfire Protaction (2008).
Future Special Fire Protection Purpose development applications are fikely to be subject to the requirements of section
79BA of the EP&A Act 1979 and section 1008 of the Rural Fires Act 1997,

*  New construction is to comply with Australian Standard AS3959-1999 ‘Construction of buildings in bush fire-prone areas’.

Issues raised in agency submissions have been addressed in the PPR. Qutstanding issues are discussed in more detail in Section
5.
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5 ASSESSMENT OF ENVIRONMENTAL IMPACTS

Key issues considered in the Department's assessment of the Environmental Assessment (EA) and the Preferred Project Report
(PPR} and consideration of the propenent's draft Statement of Commitments include the following:
Planning framewcrk, including zoning amendments and the Development Code;
Urban design;
Traffic and access;
Flora and fauna;
Aboriginal cultural heritage;
Stormwater management;
Climate change and fiooding;
Geotechnical engineering and groundwater;
Acid sulphate soils;
Contamination;
Infrastructure;
Bushfire;
" Off-site impacts; and
Public interest.

Some of these issues were resolved following consuitation with the proponent, or were directly addressed via the proponent's
Statement of Commitments or the Department's recommended terms of approval. Significant issues are discussed in detail below.

5.1 PLANNING FRAMEWORK

This concept plan application sits within a sfrategic planning framework as discussed in Section 3.1. An appropriate level of
assessment is carried out at each stage of the planning process to ensure that the proposed development is appropriate for the site.
The stages of the process relevant to this site are set out below.

51.1 Concept Plan

A concept plan, which is not dissimilar to a statutory masterplan, provides a general layout and main elements of a proposal and
provides defail on development controls for the site. Section 2.1 of this report provides a description of the concept plan proposal the
subject of this report. In short, concept approval for 17 residential precincts, town and neighbourhood centres, community facilifies
and school sites, open space and environmental protection areas is requested as are a number of amendments to the Tweed LEP.
The proposal also proposes that development controls for the site be provided by way of a site-specific exempt and complying
development code and site-specific development controls (the Cobaki Estate Development Code). Future development must be
generally consistent with any concept plan approval. Amendments to the Tweed LEP will require separate Ministerial approval as will
the site specific exempt and complying code. Albeit, they have been considered in this report.

51.2 Cobaki Estate Development Code

A site-specific Exempt and Complying Development Code (‘the code’) contains a series of controls and objectives fo guide future
development of the site consistent with the concept approval. Exempt or complying development is of minimal environmental impact
and meets specified, pre-determined standards for development classes or types. The code comprises two parts: Part A comprises
the exempt or complying development provisions; Part B comprises controls for development requiring a development application
(DA).

The proponent requested that the Minister declare (by Order under s75P2(d) EP&A Act) development identified as exempt or

complying development under Part A of the code as exempt and complying development for the purposes of the Act. A site-spegific

code instead of the State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 (the Codes SEPP) was

requested because: _ .

e many of the lots nominated as low density (greater than 450m?) are bushfire or flood prone and the Codes SEPP would not
apply (¢! 1.1.9 Codes SEPP);

s most proposed development includes dwellings on lots less than 450m?, and the Codes SEPP currently applies only to lots
greater than 450m?; and

e deveiopment of the site will occur consistent with design criteria not contemplated by the Codes SEPP, so the appropriate
mechanism is separate referral to a developer-established, design review panel as proposed in the code.

A similar code is proposed for the proponent's Kings Forest site (subject to a separate Part 3A concept approval 06_0318), and
provided a basis for the Cobaki code. The Department convenad a propenent workshop for the Kings Forest code to ensure it was
consistent with the Codes SEPP {for example, the conditions for a complying development certificate (CDC) are primarily those of
the Codes SEPP). Particular aitention was given fo controis for lots less than 450sqm to ensure a similar approach o complying
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development for any future, State-wide housing code. The same principles have been applied in consideration of the Cobaki Estate
Development Code.

Both codes were publicly exhibited (Kings Forest, 7 Dec 09 - 1 Fab 10; and Cobaki 13 Jan - 26 Feb 10). The proponent consulted
extensively with Council and the Department in preparing both codes. All matters resolved in the Kings Forest Code have been
adopted in the Cobaki Estate Code. '

Part A

The code establishes minor development ancillary to dwelling houses and commercial development (in the town and neighbourhood
centres) as exempt development. The exempt development canfrols are consistent with the Codes SEPP and the site’s
environmental values.

Part A identifies a range of dwelling types (detached, terrace, zero-lot, SOHO {limited commercial use), plex, mews dwellings, and
granny flats), and certain other development as complying development. Development identified on a plan of development as a lot
for and complying with the controls for a specific development type {for example, zero-lot dwelling) can be built as complying
development. Proposals that satisfy the complying development provisions require a CDC (from Council o an accredited certifier),
and a design review panel (DRP) or architect's pre-approval certificate (certifying assessment of complying development against
issues of merit detailed in the design quidefines - see Part 8 below).

Part B _

Part B wilt function fike a site-specific DCP. It provides controls for develepment for which a DA is required: dwellings that do not
meet Part A's complying development standards and more complex proposals {for example town houses, seniors' housing,
apartments, town/neighbourhood centre development). DAs wifl be submitted to the DRP for a statement of compliance against the
relevant code provisions, prior to lodgement with council.

The residential development confrols address a range of amenity and urban design issues, incorporating council's requirements
where relevant, for sxample, flood control lots. The subdivision controls comprise a hierarchy of linked master planning provisions,
as follows:

1. Precinct plan -

* ot sizes, street patterns, connections between parks, public spaces, main streets, services, infrastructure and natural features,
estimated development yield.

e first subdivision DA fodged by initial developer must include a precinct plan.

2. Subdivision design —

*» details of lot sizes, street design, open space and finkages to maximise the number of lots which can be built as complying
development (‘nominated fots’).

3. Nominated lot provisions —
* pre-determined lot standards for nominated dwelling types,

4. Plan of devefopment (PoD) ~

must comply with neighbourhood and subdivision design provisions, and nominated fots provisions,
detailed design, focation of nominated lots, asset protection zones, bushfire ievel of construction,
fload planning fioor levels, easements and covenants.

maxiumum number of dwellings per lot, transport infrastructure and networks, landscaping.

first subdivision DA lodged by initial developer must include a Pob.

* ¢ & & @

5. Design guidelines —

form part of PoD for every subdivision and must be submitted with subdivision DA, in addition to Part B controls.
implemented and administered by inital developer at subdivision stage by Section 888 instrument.

must be consistent with code.

cover range of built form, design and ESD matters.

will be used by the Design Review Panel in assessing DAs and Complying Development.

Planning response:

The code is a simple and sfficient means to control and guide development of the site, particularly innovative dwelling types on small
fots. It will foster housing diversity, choice, affordability and flexible design; and promote development responsive fo the
environmentally sensitive site and market considerations identified by the developer.

¢ & 2 @
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Cost savings and greater affordability are expected in house construction due to faster approvais. The nominated lot approach wili
mean that simple development can be categorised as exempt development or processed quickly as complying development. The
code preserves the intent of the Codes SEPP.

The Department supports implementation of the code as part of the Concept Plan approval and recommends that the Minister
endorse the Code accordingly. The best mechanism is for the Minister to make a s75P{2)(d) Order, and this is reflected in the
attached Concept Approval.

51.3 Future Development Assessment

A concept plan approval may specify which stages of development will be subject to Part 3A (project applications) of the Act (if any)
and which will be subject to Part 4 (development applications) of the Act. Itis during the assessment of these future stages that the
detail of subdivision, dwelling construction and environmental protection area management will be assessed. The Department is
concurrently assessing project application 08_0200 for the Cobaki Estate Central Open Space and Riparian Corridor. The proponent
has also requested that Precinct § be assessed by the Department under Part 3A of the Act with any futther project to be assessed
under either Part 4 or Part 5 of the Act, as relevant. The Department supports this request.

544  PROPOSED AMENDMENTS TO TWEED LOCAL ENVIRONMENTAL PLAN 2000

The concept plan seeks a number of amendments to the Tweed Local Environmental Plan 2000 (LEP}. These include changes to
zonings and zone boundaries and changes to the minimum lot size permissible. The proponent initially proposed 27 areas to be
rezoned. Foliowing exhibition, concerns were raised about long-term protection measures for the areas of the site to be rehabilitated.
in response the proponent submitted a revised rezoning proposal as part of the PPR totalling 64 areas. An initial request fo amend
the LEP in relation to the permissibiiity of site development and sales offices in the 6(b) zone has since been withdrawn.

The main revised rezoning proposals include: rezoning an 84 hectare area of endangered Coastal Saltmarsh from 6{b) Open Space
to 7(f) Environmental Protection (to be dedicated to Council following rehabilitation by the proponent in accordance with the
Saitmarsh Rehabititation Plan} and rezoning of the 9.6 hectares of 2(e} Residential Tourist zone on the site to 2(c) Urban expansion.
The revised rezonings were established in consultation with the Department of Environment, Climate Change and Water (DECCW)
and as described in Section 2.2, these fall info six categories, see Table 5,

Table 5: Summary of Areas Affected by Zoning Amendments
Ma) ey

R T B T O L T s Eﬁ’gifbﬁmém, B () R - -Environmental Residential -
Categery o0 ek Urbanc By < g sy Environmental - Profection - - Tourlst - <.
; R T '_'Esca:r_pme'nt)ha' * (Habitat) : lﬁﬁﬁ;glrest) S

Clause 52 determination
of zone boundaries {Areas +4.6177 -2.1519 -2.0825 -0.3833
2-7,41 & 47)

Alignment  of  zone
boundaries with existing
development  consents
(Areas 8, 9, 10, 42 & 48)

General  rationalisation
additions to 2(c) Urban
Expansion zone (Areas
11-22, 34, 60, 66 & 69)
General  rationalisation
additions to ()
Environmental Protection
(Habitat) zone {Areas 23- -8.5079 -98.0452
26, 28A, 288, 29, 31, 35-

39, 40, 43, 45, 48, 49-52,

54, 55, 55 & 65)

General  rationalisation

addition to 6(b)

Recreation zone {Area 27, -4.4974 +4.4974
44, 48, 57, 58, 59, 61, 62,

63, 64 & 68))

Net Changes Proposed +22.7858 -116.0670 -2.4820 +105.6638 -0.2274 -8.6732

+5,8508 -5.6234 - . -0.2274

+25.3226 147433 -0.3995 -0.5060 -9.6732

+106.5631
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Amendments to Zonings and Zone Boundaties
Alarge number of zone boundary changes and rezonings are proposed. An assessment of these amendments has been undertaken
and is appended at Appendix G. : _

Changes to minimum lot size

An intrinsic part of the proposal is to provide a variety of housing lot sizes suited to a number of different dwelling types. The current
LEP specifies a minimum lot size of 450m2 in the 2(c) and 2(e) zones that apply to the Cobaki Estate site. The concept plan
proposes that the minimum lot size for the site be revised down to 120m2,

The proponent fists a number of planning principfes in support of this propasal:

Supplying housing choices to meet demographic changes and demands;

Increasing densities around centres and accessible locations welf served with infrastructure and amenities;
Maintaining visual landscape values;

Optimising urban form and design quality with interesting places and streetscapes;

Easing urban sprawl and development pressure on environmentally sensitive land; and

Making efficient use of natural resources.

e & & » 9 »

Tweed Shire Council generally supports the principle of smaller lot sizes as it allows for urban consofidation, however Council stated
that acceptability was dependent on design quality and location in refation to services, community facilities and public transport.

Clause 52 of the Tweed LEP 2000

The proponent has requested that as part of the proposed amendments to the Tweed LEP that reference to the site in Clause 52 be
removed as the proposed amendments to zone boundaries clarify the position of the boundaries through survey and Clause 52 is no
longer necessary. A number of the proposed rezonings are affected by Clause 52 of the Tweed LEP 2000. This clause requires that,
in affected areas, the surveyed zone boundary line is to achieve the primary objective of the most environmentally sensitive or
restrictive of the zones involved. The proponent is of the opinion that their survey line, assessed by their ecoiogist, achieves this
objective of Clause 52.

Planning Response
Overail the Department supports the proposed zone boundary amendments. The Department, along with the DECCW, have worked

with the proponent on the zoning pattern for the site, in order to provide a better strategic and ecological response than the current
L.EP provides. The Department is now satisfied that all of the proposed rezonings and boundary adjustments result in an improved
planning outcome for the site.

The amended zoning pattern has resulted in the additions of wildlife corridors and other finkages between Environmental Protection
zoned land and Recreation zoned land that provide new recreational and ecological connectivity throughout the site. The current
LEP only provides fimited ecological connectivity between the Border Reserve fo the west of the site and the Cobaki Broadwater to
the east. The zoning amendments provide a new east-west corridor through the middle of the site, which completes a corridor the full
width of the site, improving wildlife movement and ecological connectivity. A number of other amendments enhance the connectivity
- between areas of Environmental Protection and Open Space throughout the site, most notably in the north-west of the site where a
zoning amendment from Urban Expansion to Open Space has created a major new linkage from the Border Reserve through to the
main Open Space Reserve through the centre of the site and the Environmental Protection zoned land in the north of the site. The
Department is also satisfied that residential zoned areas are of an appropriate location and dimension to be able fo support future
dwellings without undue constraints of bushfire, topography, flooding or sensitive native habitat,

With regard to proposed smaller lot sizes for the site the Department is of the opinion that the proposal is reasonable, and while
residential lots of this size have not been a feature of the Tweed Shire previously, the proposat is consistent with the provision of a
variety of dwelling types in order to maximise affordability and land-use efficiency on a site that has been identified in the Ear North
Coast Regional Strategy as important for the provision of housing in a high growth area and important in helping the Tweed Shire
meet its housing targets. The Council supports smaller lot sizes for the site. The proponent has demonstrated that suitable dweling
types can be provided for a range of lot sizes below the current 450m?2 minimum. The proposed Cobaki Estate Developmant Code,
which has had substantial input from Tweed Shire Council, and the future Design Guidelines will assist in ensuring good quality
urban design outcomes are achieved across the site, including on these smaller lots.

The Department is satisfied that Clause 52 of the Tweed LEP has been adequately addressed and that any references fo this site
can be removed from this clause of the Tweed LEP 2000.
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5.2 URBAN DESIGN

521 trban Design

At this stage the proposed layout of the Cobaki Estate site is broad-scale and conceptual. it is intended that detailed designs will be
submitted with subsequent precinct applications. From the propongnt's point of view this allows maximum flexibifity for the mix of
dwelling types within each precinct, while also allowing some certainty about the focation of major infrastructure, community assets
and town and neighbourhood centres. Finer-grained design details to be provided in these subsequent applications will be required
to be consistent with the concept plan approval and, where relevant with the Cobaki Development Code.

The concept plan layout of the site generally follows the layout of previous Tweed Shire Council approved development areas.
Residential uses are spread across the majority of the site, with Open Space areas and Environmental Protection zoned Coastal
saltmarsh generally on the more level areas of the site and forested Environmental Protection zoned land on the sloping areas. A
Town Centre (approximately 18 haj with a mix of commercial, retail, community and higher density residential uses is proposed
toward the north of the site at the junction of the Cobaki Parkway and Sandy Lane, with a smalier Neighbourhood centre proposed
toward the south of the site. The “vision” for the development, as stated in the EA, indicates that “areas of higher density will be
located close to areas of greater amenity such as the Town Centre and the central open space area”, It is understood that medium
and higher density development is to be located around the town and neighbourhood centres, but also around points of interest,
such as parks, environmental features and the like, and will be essentially scattered through the low density areas of development.
Higher density developments, such as residential flat buildirgs are likely to be focated closer to the town and neighbourhood centre.

The design phifosophy is fo provide walkable, connected neighbourhoods with easy access to the amenities and services within
Cobaki Estate and ensuring that bus stops are able to be provided within easy walking distance to most of the site. The Town Centre
is proposed to provide approximately 9500m2 of retail space and up to 200 multi units. The retail space is intended to be able to
provide for daily and weekly shopping needs for the future population of Cobaki Estate. Provision for two public primary schoels on
the site is proposed adjacent to the fwo centres. A range of Cpen Space, including piaying fields and local parks and a Town Square
is also proposed.

In comments provided back to the proponent following exhibition of the EA both the Department and Council raised a number of
issues relating to the lack of detail on urban design. The proponent responded to these issues in their PPR by providing
amendments to the layout incorporating design changes, such as changing the location of the northern school site, the deletion of
the lakes, an increase in Environmental Protection Areas and the provision of a site-specific Development Code. In addressing
Councit concerns the proponent has also held intensive workshops to further refine the Cobaki Development Code with the Council.
The proponent has also committed to the provision of a site masterplan at each further application stage.

Foliowing discussion with the Department of Education the position of the northern school site was moved to its current corner
location to bring it into the town centre, allowing traffic movements to be reduced and to alfow the school to be located on more level,
and less bushfire prone, land.

The refinement of the Cobaki Estate Development Code has progressed to a standard which is acceptable to the Department (see
detailed assessment at 5.1.4) and for the most part to Council Along with the concept plan the Development Code including future
design guidelines will be the guiding document for urban design for the site. The subdivision controfs in the Cobaki Development
Code will set the controls for the locations of the nominated lot types, specifying where medium and higher density development can
be located. This will ensure that there is an appropriate mix of low and medium density development throughout the site

The Council raised issues over the lagk of employment land on the site although the site has not been identified within any planning
strategy as requiring dedicated employment lands such as industriaf or business parks. However, the Town and Neighbourhood
Centres provide employment opportunities in the commercial, retailing and community uses. The two schools will provide further
employment opportunities.

The Department is satisfied that urban design issues have been dealt with appropriately for the site.

5.2.2 Dwelling Yield and Density

The concept plan seeks approval for dwelling numbers and densities. However, only indicative dwelling yields and densities were
provided for the concept plan in its entirety, not for each individuat precinct. The propenent was asked to confirm whether actual or
indicative yields are to be considersd and to provide further detail in relation fo yields across each of the precincts.

The PPR provided no further detaits on proposed densities or yields to be provided on the site, however the proponent has proposed
after discussions with Council, an addition fo their Statement of Commitments whereby for each application for subdivision a
masterplan will be provided detaifing, amongst other things, densifies by precint.
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Planning Response
The Department is of the opinion that as this is a concept ptan that provision of concept leval of detail is acceptable. For such a large

site detait on exact locations of higher density development and housing targets can generally be left to the Precinct planning stage.
As a result of the recommendations made by a Planning Assessment Commission review of a similar size development at Kings
Forest (06_0318) the proponent has agreed to the Department's recommendation to require all future applications for residential
subdivision to.provide a plan which: details the mix of densities in each precinct, demonstrates adoption of the neighbourhood
planning principles in the Far North Coast Regional Strategy; details the objectives for the location of housing of various densities;
details the proposed number and size of dwellings in each stage and precinct; details sites for seniors housing and support facilities;
demonstrates the implementation of the levels of accommodation provided for in the approved concept pian; details sites for higher
density development; and details discussions with Tweed Shire Counci. This is consistent with the Statement of Commitment by the
proponent to provide a greater level of detail with sach subdivision application.

5.2.3 Future Demographics and Affordable Housing

The EA provided an analysis on future demographics and the likely demand for infrastructurs and services. The results of this
analysis have been used to inform the likely estimated final population for the site, (currently estimated at approximately 12,000
people at project completion) and the estimated dweiling mix. The exact dwelling mix cannot be provided at this stage as this is likely
to change with market demand over the 15-20 year development horizon. It is expected that 300-450 dwellings per year may be
developed and a range of housing types and choices will be provided to respond to the incoming population.

An analysis was undertaken of the exisfing facilities within 5 kilometres of the site fo determine what, if any, services needed to be
augmented or provided on site. The Cobaki Estaie site is intended to be self-sufficient, however it is expected that there will be
udilisation of, in particular, community facilities such as hospitals, high schools, beaches and the like external to the site. The concept
plan provides for community facilities including two primary scheols, chitd care centres, and playing fields on site as well as making
provision for community centres, aged care facilities and the like.

The analysis has provided an estimated demand for refail services on the site, which has informed the provision of retail fioor space
and land uses within the Town Centre and Neighbourhood Cenfre. The analysis concludes that the site centres strategy is consistent
with the Tweed Retail Strategy.

In its subrmission during exhibition of the EA the Department of Housing requested that the report on future demographics in the EA
be expanded to examine, at a minimum, income, employment, bedroom mix and tenure and that the Department of Planning
consider a voluntary planning agreement for the provision of affordable housing on the site. Housing suggested that one option is
that 3% of fand and completed dwellings, dispersed over the development, be provided for affordable housing, with title to the Land
and Housing Cerporation and managed by a community housing provider. It was recommended that a proportion of adaptable
housing be negotiated, to provide for older residents and fo enabie residents to age in place.

Planning Response
The mix of product types will be nominated at the subdivision stage on the Plan of Development submitted with each future

project/development application. The Department is satisfied that the information requested by the Department of Housing can be
provided as supporting documentation at this more detailed stage of assessment. The Department recommends that with the first
application for residential subdivision, a study to determine the need for affordable housing provision for the Cobaki Estate be
provided. The study should address the following: the likely future demographics of the population of the Cobaki Estate and
immediae locality by household type, income, employment and tenure; the need for affordable housing both for rental and purchase
in the Cobaki Estate and immediate locality; a plan showing the possible location of affordable housing on the Cobaki site in the
various precincts; and, an investigation of mechanisms for the provision of affordable housing, including any role for community
housing providers or the potential use of Voluntary Planning Agreements. The proponent will also need to consult with Tweed Shire
Council and Housing NSW -Centre for Affordable Housing in the preparation of the study.

524 Open Space

The open space and landscape concept for the site comprises major open space and environmental protection corridors, freshwater
lakes and wetlands, and iocal parks. The proponent was frequested fo provide a plan and a breakdown that clearly indicates the
proposed amounts of environmental protection areas, structured (sports fields) open space and unstructured open space
{parkiands), including the total area to be dedicated to Council.

The Gold Coast City Council also requested further clarification of these details to ensure that there would be no adverse impact on
Gold Coast City recreational facilities. The cost of maintaining future open space was a concern to Tweed Shire Gouncil, in particular
the freshwater lakes, and as such, the proponent was asked to provide strategies to allow for sources of funding.

After reviewing the submissions on the exhibited EA and after discussions with Council and State agencies the proponent has
removed the freshwater lakes from the concept plan. Further refinements to the zonings on the site have also changed the mix of
Open Space, Residential and Environmental Protection zoned land. Most notably large areas of Open Space zoned fand to the south
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of the proposed Cobaki Parkway extension are proposed to be rezoned to Environmental Protection in order to facilifate long-term
protection and rehabilitation of areas of saltmarsh in this location.

Planning Response - . &
An amended concept plan provided by the proponent in response to comments on the PER shows that the alignment of Sandy Lane

has been modified partly in order to provide a usable layout for playing fields to the east of Sandy Lane. The Tweed DCP 87
identifies a 266 hectare open space reqguirement which includes public and private open space as well as environmental protection
land. The concept plan proposal includes approximately 88 hectares of Public Open Space and approximately 188 hectares of
Environmental Protection zoned land. Council have stated that for a population of 12,000 pecple a need is created for 20.4 hectares
of structured open space and 13.5 hectares of casual open. The PPR shows that these reguirements can be met. Future precinet
applications will provide more detail on the locations and configurations for smaller areas of casual open space.

The Department is satisfied that the size and location of structured Open Space for the Cobaki Estate is appropriate for the size of
the site and the estimated future population. The Department is also satisfied that casual open space requirements can be
accommodated at future Precinct Project/Development application stages. The Department's recommended further assessment
requirements include that future applications for subdivision demonstrate the provision of an adequate area of structured and casual
open space in accordance with Council's minimum requirements.

3.3 TRAFFIC AND ACCESS

The concept plan proposes a distributor and neighbourhood collector road network. The main distributor road, the Cobaki Parkway,
is planned to connect the site to Boyd Street and the Gold Coast Highway to the north {Fig 15) and to Piggabeen Road, Kennedy
Drive and the Pacific Highway/Tugun Bypass to the south (Fig 16). Construction of the Cobaki Parkway from the northem boundary
of the site to the existing salt marsh has approval under Councii DA 94/194 and the pridge over Cobaki Creek has approval under
DA 96/271. Approval to construct the remaining section of Cobaki Parkway has been sought through the Central Open Space
Project Application (MP08_0200). Local and minor streets, including associated traffic assessments, will be included in all future
applications. The Department engaged a specialist traffic consultant, Halcrow, fo review the proponent's assessment of traffic
ptanning with regards to issues raised by the Department and other agencies. A discussion of traffic and access issues generally is
provided below,

531 Internal Road Network

The applicant is seeking concept approval for the internal distributor and connector roads only. The concept plan indicates four main
roads within the site, these are the Cobaki Parkway (@ modified arterial road), Sandy Lane (neighbourhood connector road), Plateau
Road {low volume neighbourhood connector road) and Ridgetop Road (access street). While the streets comply with Tweed Shire
Council's engineering specifications for the width of the relevant road types, the EA did not include any information to justify the
proposed road hierarchy within the site.

Further detail on the road hierarchy and traffic generation rates was requested but was unable to be provided in the PER as this level
of planning, including densities and layout, has not been undertaken and is subject to more detailed design in future subdivision
applications. The inclusicn of the four main roads within the site is considered appropriate at concept level as they indicate how each
precinct and land use can be accessed. The proposed road hisrarchy is considered suitable with the four-lane Cobaki Parkway
providing access to and through the site from the south and the north and the two lane neighbourhood connector Sandy Road
providing access to the major fand uses including retail centres and sommunity facilifies,

The Department accepts that much of the detailed road design witl be considered at future application stages. Future access design
will need to detail the locat street network, engineering/infrastructure investigations, traffic impact analysis of the major intersections,
and the analysis of safety and efficiency of road uses. These considerations will need to comply with Councit, RTA and Ausroad
requirements and road development strategies. Suitable crossing points for witdlife will need to be considered in road designs,
consistent with an updated Fauna Management Plan. A recommended further assessment requirement reflects this.

The proponent has committed to ensuring that the design of internal roads are consistent with the Cobaki Development Code and
that there will be restrictions on direct access to the Cobaki Parkway. The Department is satisfied with the road aetwork layout as
proposed in the concept plan. Issues of final alignments, detailed design and associated engineering and dimensicns and placement
of wildlife culverts can occur at project/development appiication stage.

5.3.2 External Road Network

To the north, the Deed of Agreement with the Queensland Department of Transport and Main Roads (QDTMR) {formerly
Queensland Department of Main Roads) limits the development to 3,500 dwellings until an interchange providing access to the
Tugun Bypass is constructed, or some other appropriate traffic arrangement is made to cater for the additional traffic generated by
any development in excess of 3,500 dwellings. The RTA considers that a connection to the Tugun Bypass is critical to the success of
the project, however, the RTA, QDTMR, GCCC and Tweed Shire Council have advised that there is no certainty that the Interchange
will be constructed. Furthermore, the GCCC believe that, despite the Deed of Agreement, the number of dwellings should be fimited
to 2,000 until such time as the complete road network, including the Boyd Street Interchange, is in place.
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subdivision potentially affected by road noise. The proponent was asked to provide further detail on this issue with reference to the
RTA’s Guide to Road Traffic Noise.

As part of the PPR the proponent has revised their Statement of Commitments fo include a commitment to the provision of relevant
reporis to address this issue and achieve relevant NSW standards for residential noise in dwellings. The Department considers that
issues of traffic noise will be able to be satisfactorily addressed at future detailed design stage and is satisfied that this issue has
been addressed satisfactorily at this concept planning stage.

54 FLORA AND FAUNA

The proposal will require the removal of vegetated land and threatenad species habitat. A large proportion of these areas already
have approval to be cleared under existing Tweed Shire Council consents however, additional areas are proposed to be cleared
under the current concept plan application.

The EA proposed the removal of 197.64 hectares of vegefated land, however it was stated that 178.88 hectares of clearing had
existing Council approval and only 18.76 hectares was newly proposed clearing. Of this total vegetation clearance 16.59 hectares
comprise Endangered Ecological Communities (EECs). Threatened fauna habitat will also be affected, with approximately 43.7
hectares of Waltum froglet proposed to be removed.

Further changes to the proposal were made following comments received from Council and State agencies on the PPR. This
resulted in the proponent undertaking an update of the ecclogical assessment for the proposal including updating the vegetation
mapping for the site. Since the original vegetation mapping for the EA had been undertaken further clearing has occurred under
previous Tweed Shire council consents. The updated ecological assessment (2010} now states that of the 473.86 hectares of
vegetation on the site 305.62 hectares is proposed to be removed. The majority of the vegetation to be cleared (252.66 hectares) is
grassland with scattered irees which has been subject of grazing and slashing for many years.

5.4.1 Commonwealth Environment Protection and Biodiversity Conservation Act 1399 assessment

The proponent referred the proposal to the Commonwealth on 17 October 2009. The Commonwealth Department of Sustainability,
Environment, Water, Population and Communities decided on the 11 February 2010 that the proposal is a ‘controlled action” under
the Environmental Protection and Biodiversity Conservation Act 1999 (EPBC Act). On 9 July 2010 the Commenwealth advised that
they were undertaking an assessment on the preliminary documentation supplied by the proponent. The Commonweaith
assessment is a separate process fo that being undertaken in this report and will be reported to the Federal Minister administering
the EPBC Act.

54.2 Endangered Ecological Communities and Threatened Flora

As outiined in the EA the proposal requires the removal of areas of vegetation that are listed under the Threatened Species
Conservation Act 1995 as Endangered Ecologicat Communifies (EEC). Much of the low-lying wetland, floodplain and saltmarsh
EECs have been severely degraded by catile grazing, drainage construction, fragmentation and periodic slashing over many years.
Of the approximately 109 hectares of EEC on site the EA had initially proposed to remove 16.59 hectares of EEC however due to
updated vegetation mapping and changes in the design of the proposal brought about, in part, by the remaoval of the central lakes the
proposal now requires the removal of approximately 40.82 hectares of EEC.

Freshwater Wetland EEC

Of the 40.82 hectares of EEC proposed to be removed from the site 25,68 hectares comprises the Freshwater Wettand on Coastal
Floodplains EEC. This EEC cccurs through the centre of the site where the main drainage line and structured open space is
proposed to be constructed. This is the subject of the Cobaki Open Space and Riparian Corridor Project Apglication 08_0200
currently being assessed by the Department.

The proponent proposes to offset this loss of EEC through both on-site regeneration and rehabilitation of other areas of this EEC. A
number of management plans have been provided that will guide this work. Where appropriate Freshwater Wetland EEC offset
areas are not available on the subject site the proponent has committed to securing off-site offsets which are to be agreed to with
DECCW and formalised in a Voluntary Planning Agreement prior to the impact occurring.

Both DECCW and the Department have supported this approach to ensuring that the Freshwater Wetland on Coastal Floodplains
EEC

Coastal saltmarsh EEC

Much of the sauthern tip of the site consists of areas of saltmarsh of varying quality, ranging from high quality with a high diversity of
species, to more degraded areas where cattle have been allowed to graze for many years. All of the saltmarsh on the site is the
Coastal Saltmarsh EEC. ¥ is proposed fo remove $0.25 hectares of this EEC from the site. Most of the saltmarsh (approximately 9.2
hectares) proposed to be removed has become isotated from the main body of saltmarsh by the alignments of the Cobaki Parkway
and Sandy Road. it is intended to rezone this area from Open Space to Urban Expansion. The balance of the Saltmarsh EEC
proposed to be removed is due to minor realignments of both Cobaki Parkway and Sandy Road.
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Further limited disturbance to the saltmarsh is likely to occur as a result of midge and mosquito management works requiring the
filing and levelling of sections of the main area of saltmarsh within the south of the site. Years of disturbance by cattle and changes
to the tidal regime in this area of the site have created large areas where water can peol and stagnate creating ideal breeding
conditions for mosquitoes.

in order o offset the loss of 10.25 hectares of Coastal Saltmarsh EEC the proponent proposes to rezone the remaining areas of
saltmarsh {46.93 hectares) from Open Space to Environmental Protection, rehabilitate and regenerate this saltmarsh community and
revegetate an additional 2549 hectares with saltmarsh and Swamp Oak EEC species.

Due to the importance of water quality and saitmarsh for fish breeding within the Cobaki Broadwater, the Department of Industry and
investment (Fisheries) expressed particular interest in the rehabilitation of the saltmarsh on the site and how mosguito management
was to be undertaken. The Department of Industry and investment (Fisheries) attended a site inspection with the Department and
the proponent in order to gain a first hand understanding of the level of intervention required within the saltmarsh fo ameliorate the
mosquito breeding conditions. The site inspection and subsequent comments on the draft Saltmarsh Rehabititation Plan have
resulted in an outcome that the Department and Industry and investment (Fisheries) can support at concept plan level. Further detail
will be required on this aspect of Saltmarsh Rehabilitation Plan prior to any works being undertaken in this part of the site. This is
reflected in the Department's recommended further assessment requirements,

The Department is of the opinion that proponent's proposal to protect 46.93 hectares of saltmarsh through rezoning to Envirenmental
Protection and by committing to rehabilitation of this area is a good environmental outcome,

Other Species

Threatened flora species such as the Spiny gardenia and Fine-leaved tuckeroo are generally found within EECs being retained in the
north and north-west of the site. Open space-zoned buffers around these areas wil assist fo protect these species as well as the
EECs.

The Department is safisfied that measures have been proposed fo provide adequate protection and management to EECs and
threatened flora on site and that satisfactory commitments have been made to provide appropriate off-site offsets for those impacts
that cannot be avoided on-site,

5.4.3 Fauna

Koalas and koala habitat

Figures provided within the PPR show that approximately 39.27 hectares of potential koala habitat occurs on site. Approximately
9.24 hectares of potential forage habitat will be removed as a result of the proposal. Consent to remove this vegetation has already
been granted under previous Tweed Shire Councit development consents. The proponent states that as no records of a resident
koala population have been found on the site the proposal cannot impact on any koala population.

An assessment of koala habitat, as required under SEPP 44 Koala Habitat Protection was not provided in the EA. The proponent
corrected this error by undertaking the required assessment in the PPR, which conciuded that although part of the site meets the
criteria for potential koala habitat, no core koala habitat is present on the site, due to the absence of evidence of a resident
poputation. As such, a Koala Plan of Management was not required to be prepared.

After exhibition of the EA the Department asked the proponent to provide further details on koala habitat surveys undertaken on the
site. In response, within the PPR, the proponent states that in 2009 every koala food tree on the site was located and assessed for
the presence of koalas and/or scats. No koalas were recorded and no scats were detected. This data was presented as an overiay
on the concept plan and shows that 70% of potential Koala habitat *hat occurs on the site will be retained within Open Space or
Environmental Protection areas (see Figure 17). Through the rezoning process new wildlife corridors have been created. These wil
be regenerated or revegetated as appropriate and will link areas of on-site koala habitat to areas of koala habitat off-site, offsetting
the loss of secondary koala habitat on the site approved by historical development consents.

The Depariment is satisfied that koata habitat on the site will be adequately protected. DECCW has not raised loss of koala habitat
on the site as a major issue.

Wallum froglet

The Wallum froglet, a threatened species listed as vulnerable in NSW, occurs on the site mairly in low lying areas in the vicinity of
the Cobaki Parkway alignment and the main Nosth-South drainage {ine that runs through the centre of the site. Most of the habitat
on-site is considered by the proponent fo be of oniy limited vaiue to the froglet as it has been subjected to vegetation clearance and
regular slashing. The froglet has been recorded in large numbers within wefland habitats adjacent to the site.

Approximately 79 hectares of Wallum froglet foraging habitat is considered to occur on the site with approximately 87 %of this likely
to be removed as part of the proposal. As noted in the addendum to the PPR, impacts to the froglet may include alteration of water
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Other fauna
A number of other threatened fauna have been recorded on or adjacent to the site and the site currently provides habitat that is
suitable for a number of other threatened spacies. ' ,

The proposal will have a major impact on the wetland habitats of the Brolga, Black-necked stork and the Wallum sedge frog,
however the proponent has committed fo the provision of off-site offsets for impacts on Freshwater Wetlands which will benefit these
species. The proponent has also committed to implementing a Fauna Management Plan.

The Department considers that the impact of the proposal on these species has been avoided where possible and that the remaining
impacts have been mitigated through habitat enhancement and a commitment to implement habitat rehabilitation and fauna
management plans and where impacts cannot be mitigated, the provision of off-site offsets has been committed fo. The Department
recommends that in the interests of ensuring that impacts of the future population of Cobaki Estate on the native fauna habitat on the
site and in the adjacent wetland habitats of the Cobaki Broadwater is minimised that future project/development applications for
residential lots demonstrate that cats are totally prohibited.

544 Offsets

The initial amelioration measures proposed fo reduce the impacts on threatened flora, threatened species habitat and EECs refied
on regeneration of degraded areas of native vegetation, replanting of threatened plant species and recreation of EECs.

Whilst the Department and DECCW support the regeneration of EECs and threatened species habitat, this measure on its own is not
considered an adequate offset for the loss of other areas containing EECs and threatened species habifat on the site.

The Department requested the proponent to provide further consideration of appropriate offsets for the loss of EECs and threatened
species habitat on the site and advised that if certainty was required in relation to total yield and subdivision layout, off-site offsets
should be investigated. The Department is of the opinion that a combination of on-site and off-site ofsets is the most appropriate
mechanism to address the loss of habitats and threatened species across the Cobaki Estate development site. The Department
advised the proponent that the Department would work with the DECCW to assist in finding appropriate offsets.

The proponent has provided an updated Statement of Commitment stating that;

Environmental Outcomes
Offsets will be provided for impacts on Freshwater Wetlands and associated Waflum Froglet habitat, impacts resulting from approved
bushfire hazard reduction works within native vegetation areas, and for any impacts on existing trees in the Scribbly Gum Reserve.

Measure

The proponent will enter into separate Planning Agreements with DECCW for the offset of the following impacts:
*  on Freshwater Wetlands and associated Wallum Froglet habitat;
¢ from approved bushfire hazard reduction works within native vegetation areas; and
*  on existing trees within the Scribbly Gum Reserve should this occur.

The proponent will fulfil its obligations in accordance with these Planning Agreements.

Timing for Completion ‘
Before any work are commenced that may cause or contribute fo the refevant impact,

The DECCW has provided its support for this Statement of Commitment. The Department is satisfied that the issue of provision for
offsets for impact on threatened species, EECs and native vegetation has been dealt with appropriately and a satisfactory outcome
has been reached.

54.5 Ecological Buffers

The EA proposed a minimum 10 metre vegetated buffer fo al EECs and a minimum 5 metre vegetated buffer to all retained
threatened flora on the site. The proponent has stated that ecological buffers will be provided within APZs, nofing that existing Tweed
Shire Counil bulk earthworks approvals do not provide for any ecological buffers.

The Department advised the proponent that the buffers proposed were inadeguate and that further justification was required for
anything less than a minimum vegetated buffer of 50 metres should be provided to alt EECs and threatened flora on the site. A
recuced width may be considered subject to appropriate justification for the buffer width at each location. The buffer width would he
dependent on what the buffer is supposed to be protecting.

The proponent responded by:
*  providing increased buffers to several patches of vegetation on the site;
¢ removing unnecessary APZs from buffers to other patches;
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The Department is satisfied that the issue of management of the existing Scribbly Gum Community is appropriate and thal provision
for an offset for the future dectine of this community has been addressed.

54.8 Management Plans
A number of management plans have been submitted to support the ecological assessment provided within the EA and PPR. These
include:

s  Site Regeneration and Revegetation: Plan;

Freshwater Weiland Rehabilitation Plan;
Saltmarsh Rehabititation Plan;
Scribbly Gum Management Plan;
Vegetation Management Plan;
Fauna Management Plan; and a
Principal Buffer Management Plan.

The Department is generally satisfied with these plans however, as acknowledged by the proponent, most of the plans are likely to
require stage-specific updating to ensure that the plans remain relevant and effective. The Department has also recommended that
measurable performance criteria be incorporated into the rehabilitation pans benchmarked against reference sites within adjacent
conservation reserves and that the reporting required as part of each plan be consclidated into one monitoring report.

5.5 ABORIGINAL CULTURAL HERITAGE

5.5.1 Aboriginat Cultural Heritage

Both the Department and the DECCW raised concerns about the proponent's Aboriginal archaeolagical assessment submitted with
the EA. As a result the Department engaged an external specialist consultant to undertake 2 critical review of the November 2008
Preliminary Aboriginal Cultural Heritage Assessment (ACHA) and February 2008 Cultural Heritage Management Plan (CHMP)
documents prepared by Everick Heritage Consultants Pty Ltd for the proponent.

The proponent was provided with the resuits of the review and requested to provide a final Aboriginal Culturai Heritage Assessment
(foliowing sub-surface testing} and a final CHMP to give the Minister certainty that there are no areas of significance in areas that are
identified for deveiopment. The Excavation Strategy was amended by the proponent to reflect the requirements of DECCW and the
Department's consuitant. Excavations were carried out across the site to determine the extent of the cultural sites and to salvage
significant artefacts in consultation with the registered Aboriginal stakeholders.

The final Cultural Heritage Assessment, dated April 2010 {CHA) and the Cultural Heritage Management Plan, dated April 2010
(CHMP} were also submitted to the Department on 15 April 2010. The CHA summarises previous archagological assessments
carried out on the site and outfines the consultation process with the Aboriginal community. Through this review and consuliation
process, the areas of the Cobaki and Terranora Broadwater have been identified as being of great significance to the Aboriginal
people. With much of the surrounding areas having been destroyed through various construction activities, the Aboriginal
Stakeholders state that this heightens the cultural significance of archaeological sites within the Cobaki Estate project site. While the
CHA determined that there is little likelihood that undisturbed Aberiginal archaeological sites or objects will exist on previously
disturbed/cleared land, medelling was used io identify three areas of archaeological sensitivity which were targeted for excavation,
termed the Front Paddock, the Back Paddock and the Sand Ridge.

The CHA and CHMP recommend that 10 Cultural Heritage Parks (CHP's) be established in areas which will ensure that a
representative sample of the cultural material will be retained. They recommend further areas of land be recognised as Cultural
Heritage Protection Areas and recommend an activity response hierarchy for minor development activities within these areas. Almost
all of the Cultural Heritage Protection Areas are contained within proposed Environmentat Protection zones. This approach is
supported by Aboriginal stakeholders and is considered to be an acceptable approach to the long term conservation of this site. As
agreement could not be reached among all Aboriginal Stakeholders regarding a suitable ‘Keeping Place’, the CHA and CHMP
recommends that any Aboriginal cultural material removed from the project site be catalogued and handed into the care and control
of the Tweed Byron Local Aboriginal L.and Council.

The CHA and CHMP were referred to DECCW for comment. DECCW advised that the CHA has been undertaken in accordance
with the ACH assessment guidelines and that DECCW supports the site specific recommendations. DECCW also noted the
evidence of support from the local Aboriginal community for the management sirategies proposed. DECCW similarly offered support
for the CHMP. The proponent has committed to implementing the requirements of the Cultural Heritage Management Plan,

The Department is satisfied that this issue has been dealt with satisfactorily and to an appropriate level of detail.

56 STORMWATER MANAGEMENT
Concept level detail describing the proposed water management structures and infrastructure was provided in the exhibited EA. A
variety of stormwater freatments are proposed to work in conjunction, the combinations dependent on the underlying soil type and
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slope of the land. Treatment types include infiltration systems, vegetated swales, construcied wetlands, the use of rainwater tanks
and bioretention trenches.

Future development on the site under the concept pian has potential for stormwater-related impacts relating to:
»  the quantity and quality of water including sediment and nutrient loads entering the areas of Coastal saltmarsh EEC in the
south of the site, Cobaki Creek and Cobaki Broadwater;
¢ increased use of water resources, including groundwater; and
s fiooding an the site.

The Department is currently assessing a Project application for the site, which deals with the Central Open Space and Drainage
Corridor (08_0200) which provides a greater level of detait on the intended stormwater management for the site. Through this
assessment process a number of amendments have been made to the proposed stormwater management system which in turn
affect the concept plan.

A number of agencies raised concerns with the original stormwater management proposal: DECCW in their submission on the EA
raised concems about the potentiat for increased amount of runoff draining from the site with elevated levels of nutrients, particularly
dissolved inorganic nitrogen) and highlighted the importance of the implementation of best practice water sensitive urban design in
order to maintain the current status of the Cobaki Broadwater; the Department of Industry and Investment (Fisheries) raised
concerns about sediment laden runoff impact on the Cobaki Broadwater and the Coastal saltmarsh EEC, both important fisheries
resources; The Office of Water raised concerns with potential groundwater and ASS impacis refated to construction and operation of
the Lakes and central drainage channel; and, Council raised issues with maintenance of the proposed Lakes.

Following these concerns over the initial stormwater quality concept plan, and a number of subsequent iterations, the proponent has
made significant changes to the design of their stormwater management system. The Lakes have been removed from the proposal
due to the significant challenges in regard to water quality control and maintenance, which has entailed a change to the methodalogy
for managing stormwater quality. The level of the main open drainage channel through the centre of the site has been raised o
ensure that it's base remains clear of any groundwater or ASS impacts. The stormwater treatment train is to be defivered in stages
generally in conjunction with the defivery of individual precinets. The Department is supportive of these amendments.

The first project application, including detailed stormwater plans, is currently undergoing assessment by the Department. The
Department is satisfied that there is sufficient space within the site to be able fo provide appropriate stormwater management
infrastructure that will ensure that water quality is of an appropriate standard. Further assessment requirements requiring detailed
stormwater management ptans, based on water sensitive urban design, be provided with each project/development application have
been recommended by the Depariment.

57 FLOODING AND CLIMATE CHANGE
The central portion of the site is at a very low elevation. Much of the saltmarsh and wetland areas wil potentially become subject to
tidal inundation for a significant percentage of the time.

The Preliminary Fiood impact Assessment submitied with the exhibited EA required further information to be provided. The
proponent was asked to consider the scenarios for rainfall intensity and sea level rise outlined in the DECC ‘Practical Consideration
of Climate Change’ guideline. It was also recommended that the concept plan be reviewed and reconsidered in light of the draft flood
modelling results of the updated Tweed Valley Floodplain Risk Management Study and Plan, which incorporates the most recent
IPCC (2007) sea level rise scenarios.

LEDA advised that itis preparing a comprehensive flood assessment of the site for the first project application for Cobaki Estate. The
flood assessment wifl have regard to the following elements to determine the new fiood planning level for Cobaki Estate:
* asealevel rise scenario of 0.90 metres;
a10% increase in rainfall intensity for sensifivity testing;
the detailed flood modelling results from the Tweed Valley Flood Study; and
consideration of freebeard of 0.5 metres;

It is noted that the approach to the fiood assessment has the support of the Department and Tweed Shire Council and the
Department accepts that the information provided to date is adequate for concept plan stage.

A revised Stafement of Commitments has been provided in the PPR to ensure flood studies submitted with future project and
development applications address relevant government policies on climate change and set detailed flood protection levels.

5.8 GEQTECHNICAL ENGINEERING, ACID SULPHATE SOILS AND GROUNDWATER
The Depariment engaged a specialist engineering consuitant, GHD, to review the preponent's assessment of geotechnical
engineering, acid sulphate soils and groundwater management measures. A discussion of their findings is provided below.
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5.8.1 Geotechnical Engineering

GHD advised that from a geotechnical perspective the Cobaki Estate development site is largely a level “sarthworks” site. There are
however, some geripheral hillsides adjoining the central leve! areas and they will require appropriate geotechnical consideration.

Previous studies have sub-divided the proposed development site into 4 geological zones, with 5 categories of geotechnical
constraints. GHD considered this to be a reasonable approach and it would appear that geotechnical constraints have been taken
into account in the layout of the proposed concept plan. Notwithstanding the above, detailed geotechnical studies will need to be
carried out fo support future Project and Development Applications for any excavation and building work. Appropriate further
assessment requirements have been recommended in this regard.

5.8.2 Acid Sulfate Soils and Groundwater

While it was recognised that the documentation is ‘concept stage’, the approach/content of the acid sulphate soit assessment and
the generic nature of the Acid Sulphate Management Plan (ASSMP) procedures provided in the exhibited EA did not provide an
appropriate, whole site ASS strategy document,

The proponent is of the opinion that the overall assessments undertaken to date are sufficient for a concept pian assessment and
has agreed to do further detailed acid sulphate soils mapping and assessment at the project/development application stage for
subdivision. Similarly, detailed groundwater management plans are to be submitted at each project/development application stage
for subdivision.

The Department is satisfied that ASS issues have been adequaltely addressed for concept plan stage and have included a
requirement for a detailed comprehensive ASS assessment and ASSMP to be submitted with subsequent Project and Development
Applications for subdivision in the cencept plan Instrument of Approval.

5.9 CONTAMINATION

There are sites within Precincts 10 and 17 requiring further contamination assessment and/or remediation, related to past agricultural
acfivities. The proponent has undertaken a preliminary site contamination assessment and has committed to detailed contamination
investigations, as required by SEPP 55 - Remediation of Land, as part of relevant future project/development appiications.

As part of the Central Open Space and Riparian Corridor Project Application 08_0200, which includes Precinct 17, remediation is
proposed to be undertaken on the Turners Dip site, in accordance with a Remediation Action Plan approved by Tweed Shire Councit
in 2003. This will require a site audit statement to be issued prior te registration of the first plan of residential subdivision as propesed
in the Statement of Commitments for the project application 08 _0200.

The Department is satisfied that this issue has been dealt with satisfactorily.

5.10 BUSHFIRE

The Cobaki Estate site contains significant areas of bushfire prone land as a result Asset Protection Zones, provision of utilities,
public roads and fire trails should compiy with Planning for Bushfire Protection 2006 (PBP 2006). In the PPR the proponent has
updated their Statement of Commitments to commit to managing bushfire risk in accordance with PBP 2008,

The bushfire assessment provided in the concept plan found that the site can accommedate bushfire protection measures in
accordance with the PBP 2008. Residential areas adjacent to the saline wetlands in the east of the site will be sffectively separated
by Cobaki Parkway (as proposed), and as such an asset profection zone (APZ) will already be in place. For residential areas in the
south of the site, Piggabeen Road already provides some separation from scattered eucalypt vegetation adjacent to the site. Some
nominal additional setback may be required to achieve APZs.

The Department is satisfied that appropriate APZs can be provided to the site and that the bushfire hazard will be able to be
managed in accordance with Planning for Bushfire Protection 2006. The provision of details on bushfire management measures and
final locations and dimensiens of any necessary APZs will be required, under the Cobaki Development Code, fo be submitted with
Plans of Development for future subdivision.

5.11 OFF-SITE IMPACTS

The majority of adjacent land use is agricultural, mostly grazing land or low intensity horticulture {a small banana plantation to the
south west) requiring minimal buffers. North and north-west boundaries abut the Crown border reserve, the LPMA had requested
substantial buffers to this reserve in the vicinity of Precincts 1 and 2, however these Precincts are the subject of an existing approved
development consent issued by Tweed Shire Council. As such, any buffers have been considered and applied to these precincts by
Council in their assessment.

The proponent has committed to providing further detail on appropriate buffer widths and management for each future
project/deveiopment application in order that site specific recommendafions are made on appropriate buffer distances to ensure any
urban/rural land use conflict is minimised.
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The Department is satisfied that the issue of off-site impacts has been salisfactorily addressed for this concept level proposal,

512 INFRASTRUCTURE AND SECTION 94 CONTRIBUTIONS

According to the EA since the site has been zoned for urban development since the late 1980's, Council and other infrastructure
service providers, such as Country Energy and Telstra, have planned for the expansion of their networks and associated
infrastructure to cope with the growth of the Cobaki Estate over the next 20 years. There are no impediments, from the point of view
of utility infraséructure provision, for the planned future population of approximately 12,000 people on the Cobaki Estate site.

The Department is satisfied that essential infrastructure can be supplied to the site and that infrasfructure service providers have
planned for this future expansion of their networks. Detaiis of how service infrastructure is o be provided will be required at each
project/development application stage.

The Minister for Planning has made a direction under Section 94E of the Act that the maximum monetary confribution to be levied for
residential lots on the Cobaki Estate site is $30,000 per fot.

513 AFFORDABLE HOUSING

The proposal is for & mix of lot sizes and dwelling types. This will provide housing choice for a range of segments of the housing
market, with smaller dwelling types on smaller lots and some unit dweliings will sell for a fower price than larger dwellings or
dwellings on larger lots,

The Housing NSW submission on the EA stated that ensuring a mix of lot sizes and dwsliing types is not sufficient to ensure that any
housing in Cobaki Estate site will be affordable. It was requested that further demographic analysis be undertaken and that
measures are put in place to ensure a reasonable amount of affordable housing is provided and that a proportion of housing be
adaptable to provide for older residents and to allow residents to age in piace,

The propenent remains opposed to any requirement to provide a proportion of affordable housing and befieves that the
demographics for the newly developing areas of the Tweed Coast do not support this type of requirement, however in light of the
fecommendations made by a Planning Assessment Commission review of a similar size development at Kings Forest the proponent
has agreed fo the Department's recommendation to require, with the first application for residential subdivision, an assessment of the
need for affordable housing.
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6 CONCLUSION

In summary this concept plan proposal, with a Construction Investment Value in excess of $416 million will provide benefits to NSW
in the form of approximately 5,500 new dweliings over the next 20 years to help satisfy housing demand on the Far North Coast and
assist in achieving key priorities in the NSW Government State Plan (2070) such as housing supply and affordability, as well as
protecting native vegetation, biodiversity, land, rivers and coastal waterways. The proposal will provide significant construction and
ongoing employment cpportunifies.

(mportantly, the proposal provides the framework for the provision of a mix of housing types including detached housing, terraces
and other aitached dwellings, mixed use town and neighbourhood centres, community and education facilities and a business park.
The site specific exempt and complying development code developed for the site wilt assist in faster approval times leading to more
affordable housing. The proposal will, through the proposed rezonings, increase the amount of Environmental Protection zoned land
by 103 ha and also provide for measures to protect the total 194 ha of Environmental Protection zoned land on the site.

The Department has considered the key issues raised and has recommended modifications to the concept plan, and requirements
for future applications to ensure the satisfactory addressing of these issues and minimal impacts as a result of the proposal. Key
modifications and further assessment requirements include:

Modifications:

1, Preparation of a Flora and Fauna Monitoring Report to be provided to the Department, including baseline monitoring
before construction starts. This report is to collate all monitoring and reporting requirements from the various management
plans for the site and identify any required correciive actions.

Further Requirements: .
1. Management plans for the site are to be updated at each stage of development where relevant.
2. With each further apptication submit a:
e Plan of Development;
Bus Network Implementation Plan;
Traffic impact analysis on the external road network;
Road Traffic Noise Assessment;
Bushfire Assessment,
Geotechnical Assessment;
Stormwater Management Plan;
Groundwater and Acid Sulfate Soils Assessment;
Flooding and Climate Change Assessment;
Plan detailing housing densities and locations;
Demonstration of provision of adequate Open Space in accordance with Council's minimum requirements; and
Demonstration of implementation of the Cultural Heritage Management Plan.
3.  Demonstrate that each further application for residential subdivision or for the construction of dwellings or commercial
premises is consistent with Part B of the Cobaki Development Code.
4. Demonstrate that the keeping of cats within the site is prohibited.

The proposed development will provide a number of benefits including:

Creation of housing for up to 12,000 people;

Jobs, both operational {potentially 150) and construction (potentially 5700) , throughout the life of the project;
Provision of a range of new housing types and forms;

Provision of new sociai and commercial infrastruciure for the Cobaki Estate site and surrounding areas;
Rehabilitation of large areas of the site for the creation of new habitat; and,

Conservation of threatened and vuinerable plant and animal species.

s # 5 & o 9

The concept plan has targely demonstrated compliance with the existing environmental planning instruments.

On these grounds, the Dapartment considers the site to be suitable fos the proposed development and that the project is in the public
interest. Consequently, the Department recommends that the project be approved, subject to the modification to the concept plan
and further assessment requirements for future applications.
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SCHEDULE 1

PART A—TABLE

Application made by: Leda Manorstead Pty Ltd
Application made to; Minister for Planning
Project Application Number; 06_0316

On land comprising: Cobaki Lakes,

Lot 1 DP 570078, Lot 2 DP 566529, Lot 1 DP562222, Lot 1
DP 570077, Lot 1 DP 823679 and Lots 46,54, 55, 199, 200,
201, 202, 205, 206, 209, 228 and 305 DP 755740

Local Government Area Tweed
For the carrying out of: * Residential development for approximately 5,500
dwellings;

» Town Centre and neighbourhood centre for future retail
and commercial uses;

* community facilities and school sites;
* Open space;
¢ wildlife corridors;

¢ protection and rehabilitation of environmentally sensitive
land;

» road corridors and utility services infrastructure;

* water management areas; and

¢ roads and pedestrian and bicycle network.

PART B—NOTES RELATING TO THE DETERMINATION OF MP NO. 06_0316

Responsibility for other consents / agreements

The Proponent is solely responsible for ensuring that all additional consents and agreements
are obtained from other authorities, as relevant.

Appeals

The Proponent has the right to appeal to the Land and Environment Court in the manner set
out in the Environmental Planning and Assessment Act 1979 and the Environmental
Planning and Assessment Regulation 2000.

Tweed Shire Council Consents
This concept plan does not affect DA 92/315, DA 94/438, DA S94/194, DA 96/271, DA
S97/54, DA K99/1124 or DA 1262/2001 approved by Tweed Shire Council.

PART C—DEFINITIONS

in this approval,
Act means the Environmental Planning and Assessment Act 1979.

Advisory Notes means advisory information relating to the approved development but do
not form a part of this approval.




BCA means Building Code of Australia.

Council means Tweed Shire Council.

DECCW means the Department of Environment Climate Change and Water.
Department means the Department of Planning.

Director-General means the Director-General of the Department or his/her nominee.

Environmental Assessment means the Environmental Assessment prepared by JBA Urban
Planning Consultants Pty Ltd and dated December 2008, including all Appendices.

Minister means the Minister for Planning.
Project means the project as described in Term A1 to this approval.
PCA means a Principal Certifying Authority and has the same meaning as Part 4A of the Act.

Preferred Project Report means the Preferred Project Report prepared by JBA Urban
Planning Consultants Pty Ltd dated October 2009 and the Addendum dated June 2010.

Proponent means Leda Manorstead Pty Ltd or any party acting upon this approval.
Regulation means the Environmental Planning and Assessment Regulation 2000.

Subject Site has the same meaning as the land identified in Part A of this schedule.




SCHEDULE 2

MODIFICATIONS AND REQUIREMENTS FOR FUTURE APPLICATIONS
PART A—TERMS OF CONCEPT APPROVAL

A1 Project Description

Concept plan approval is granted for the Cobaki Estate project as described below:
+ Residential development for approximately 5,500 dwellings;

¢ Town Centre and neighbourhood centre for future retail and commercial uses;
* community and education facilities;

* open space;

* wildiife corridors:;

* landscaping and vegetation management;

¢ environmental protection areas and rehabilitation of environmentally sensitive land:
* water management areas;

¢ roads, bicycle and pedestrian network; and

» utility services infrastructure.

A2 Project in Accordance with Plans

The project is to be undertaken genera!ly in accordance with the fo!iowmg drawmgs
-'Desngn, Landscape and Survey Drawngs S ERt e
__DrawingNo. | Revision | Name of Plan S --_-':-'Date
LEDOOB/ SK01.01 | RR Concept Plan-for Cobaki 23 September 2010
LEDO06/SK01.02 CcC Development Matrix 23 September 2010
LEDOC6/ SK 01.03 | FF Cobaki Lakes Height Controls | 23 September 2010
LEDOO6/ SK 01.05 | EE Cobaki Lakes Access Network | 23 September 2010

Plan and Potential Bus Route
LEDOOG/ SK01.07 | P Cobaki Lakes Open Space 23 September 2010
Network Plan
LEDOOB/ SK 01.02 | BB Precinct Location Plan 23 September 2010
LEDOOG/SK 0106 || Road Hierarchy Plan 11 June 2010
6400-184C Sheets Cobaki Lakes AreasTo Be 13/9/2010
18&2 Protected By Cavenant
except for:

(1) any modifications which may be necessary for the purpose of compliance with
the BCA and any Australian Standards incorporated in the BCA;

{2) otherwise provided by the terms of this approval.




A3 Project in Accordance with Documents
The project is to be undertaken generally in accordance with the following documents:
Environmental Assessment

(1) Cobaki Lakes Estate Concept Plan Environmental Assessment Report prepared
by JBA Urban Planning Consuitants P/L, Volumes 1, 2, 3 and 4 December 2008.

Preferred Project Report

(2) Preferred Project Report prepared by JBA Urban Planning Consultants P/L,
Volumes 1, 2 and 3, October 2009,

(3) Addendum to Preferred Project Report prepared by JBA Urban Planning
Consultants P/, June 2010

Additiona! Information

(4) Final Cobaki Lakes Aboriginal Cultural Heritage Assessment prepared by Everick
Heritage Consultants P/L, April 2010.

(5) Final Cobaki Lakes Cultural Heritage Management Plan prepared by Everick
Heritage Consuitants P/L, Aprit 2010.

(6) Revised Site Regeneration and Revegetation Plan prepared by James Warren
and Associates P/L, October 2010.

(7) Revised Saltmarsh Rehabilitation Plan prepared by James Warren and
" Associates P/L, October 2010.

(8) Revised Freshwater Wetland Rehabilitation Plan prepared by James Warren and
Associates P/L, October 2010.

(9) Cobaki Estate Development Code.
(10) Final Statement of Commitments, 4 November 2010.

A4 Inconsistencies
(1) Inthe event of any inconsistency between:

a) The terms of this approval and the Statement of Commitments (at Schedule
3), the terms of this approval prevail;

b) The terms of this approval and the drawings/documents referred to in A3
and A4, the terms of this approval prevail; and

¢) Any drawing/document listed in A2 and A3 and any other
drawing/document listed in A2 and A3, the most recent document shall
prevail to the extent of the inconsistency.

(2) If there is any inconsistency between this concept plan approval and any project
approval or development consent, this concept plan approval shall prevail to the
extent of the inconsistency.

A5 Limits of approval

Lapse Provision

This concept plan approval shall lapse five (5) years after the date this concept
approval is endorsed by the Minister, unless works the subject of any related
application are physically commenced, on or before that lapse date. The Director-
General may extend this lapse date if the proponent demonstrates to the satisfaction of
the Director-General that the project remains current, appropriate and reflective of the
best use of the site at the date the approval would otherwise lapse.




PART B-—MODIFICATIONS TO THE CONCEPT PLAN

B1 Flora and Fauna Monitoring Report

Within 12 months of this approval, or as otherwise determined by the Director-General, the
Proponent shall prepare a draft outline of a Fiora and Fauna Monitoring Report to the
satisfaction of the Director-General. The aim of the report is to collate and synthesise all
monitoring and reporting requirements contained in the documents listed in A3.

The draft outiine of the Flora and Fauna Monitoring Report shall set out the proposed
timeframe and duration for ongoing monitoring with reference to locations within the Cobaki
Estate, stages of development and the specific issues listed below,

The draft outline of the Flora and Fauna Monitoring Report shall be prepared by a suitably
qualified person/s and include, but not be limited to:

(1) Aims, objectives and methodology for monitoring and reporting;

(2) Baseline monitoring data focusing on existing populations of threatened species,
including Wallum frog species;

(3) Performance criteria against which the effectiveness of the various separate
management plans, required as part of this approval, dealing with fauna, buffers,
weeds, vegetation, Scribbly Gums, and saltmarsh and freshwater wetlands can be
measured. Relevant benchmark reference vegetation communities are to be
nominated from within surrounding conservation estates;

(4) Actual performance against the above criteria:
{(5) Any required corrective actions:

(6) Monitoring and reporting of fauna usage within the Environmental Projection zones:
and

(7) Adaptive management procedures to ensure that the various separate management
plans remain relevant and effective.

The Monitoring Reports are to be provided to the Department of Planning, DECCW, Tweed
Shire Council and Industry and Investment — Fisheries.




PART C— REQUIREMENTS FOR FUTURE APPLICATIONS

Pursuant to sections 75P(1)(a) and 75P(2)(c) of the Act the following requirements apply, as
relevant, with respect to future stages of the project to be assessed under Parts 3A, 4 or &,
as retevant, of the Act:

c1 Plan of Development

A Plan of Development must be submitted with each future application for subdivision on the
Cobaki Estate site. The Plan of Development must, at a minimum, include the following
information:

(1) Location and width of Asset Protection Zones.

(2) Level of construction required for dwellings/buildings adjacent to Asset Protection
Zones in accordance with Planning for Bushfire Profection 2006 and Australian
Standard 3958 — 1899 — Construction of Building in Bushfire Prone Areas.

(3) Type of development permissible on each lot, eg: zero lot housing, plex housing, etc.

(4) Fill and finished floor levels requirements on flood prone lots in accordance with the
requirements of Tweed Shire Council’'s Development Controf Plan — Section A3 -
Flood Liable Land (or any replacement document).

(5) All other matters specified for Subdivision in the Cobaki Development Code.

Cc2 Implementation of Part B of the Cobaki Development Code

All future project/development applications for residential subdivision or for the construction
of dwellings or commercial premises must demonstrate consistency with Part B of the Cobaki
Development Code.

C3 Housing Densities

All future applications for each stage of development for residential subdivision are to provide
a plan which: '

(1) Details the mix of densities in each precinct,

(2) Demonstrates adoption of the neighbourhood planning principles in the Far North
Coast Regional Strategy;

(3) Details the objectives for the location of housing of various densities;
(4) Details the proposed number and size of dwellings in each stage and precinct;
(5) Details sites for seniors housing and support facilities;

(6) Demonstrates the implementation of the levels of accommodation provided for in the -
approved concept plan;

(7) Details sites for higher density development; and
(8) Details discussions with Tweed Shire Council.

C4 Management and Restoration Plans

(1) All future applications are to include, where relevant, stage-specific management plan
updates to the Site Regeneration and Revegetation Plan, Freshwater Wetland
Rehabilitation Plan, Fauna Management Plan, Vegetation Management Plan,
Scribbly Gum Management Plan, Principal Buffer Management Plan, Landscape
Concept Plan, Stormwater Concept Plan, Cultural Heritage Management Plan,
Preliminary Acid Sulfate Soils Management Plan providing, where relevant, details on
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C5

timelines for implementation of recommended works including maintenance periods,
funding arrangements and measurable performance and completion criteria.

Each plan is to consider all other existing plans for the site to ensure management
strategies do not confiict and each plan can be implemented without negatively
impacting on the objectives of another.

(2) Construction Environmental Management Plan (CEMP)

Al future applications are to include stage-specific CEMPs that detail measures to
address the impacts of construction including, but not limited to: erosion and
sediment control (in accordance with Managing Urban Stormwater—Soils &
Construction Version 4, landcom 2004, or the latest version); protection of fauna
{generally in accordance with the Fauna Management Plan — Cobaki Lakes PPR
2009); groundwater and acid sulfate soils; and, protection of trees and vegetation to
be retained (generally in accordance with the Vegetation Management Plan, Cobaki
Lakes PPR 2009).

(3) Restoration Plans

Detailed regeneration and revegetation plans for each Rehabilitation and
Management Precinct as detailed in the Site Regeneration and Revegetation Plan
(SRRP) are to be prepared as per the SRRP.

These detailed plans for each Rehabilitation and Management Precinct, as well as
the Revised Saltmarsh Rehabilitation Plan and Freshwater Wetland Rehabilitation
Plan are to include, but not be limited to-

a. performance objectives detailing measurable performance and completion
criteria; '

b. Detailed planting species list, composition and density for each vegetation
community and, for EECs to be rehabilitated, this is to include ground, mid
and canopy species and species composition must be benchmarked against a
reference EEC community;

c. Details on creek bank erosion management;
d. timing and responsibilities; and
e. developer maintenance period reflecting completion criteria.

(4) Buffer Management Plan

The stage-specific Buffer Management Plans are to be prepared as per the Qverview
Buffer Management Plan — Cobaki Lakes — Preferred Project Report (James Warren
& Associates 2009) including, but not fimited to, rehabilitation and revegetation
strategies, bushfire protection measures, weed management, fencing, biodiversity
and water quality monitoring and reporting.

(5) Flora and Fauna Monitoring Plan

Updates to the Flora and Fauna Monitoring Report are to be provided in accordance
with the draft outline to be approved by the Director-General.

Groundwater and Acid Sulfate Soils Assessment

(1) In order to ensure the protection of groundwater quality and the water quality of

Cobaki Creek and Broadwater, a detailed Acid Suifate Soils (ASS) assessment and
ASS Management Plan (ASSMP), if required, addressing groundwater and acid
sulfate soils must be submitted prior to issue of the construction certificate for the
centrai open space and prior to issue of future precinct earthworks construction
certificates. The ASS assessment report must be carried out generally in accordance
with the ASSMAC Guidelines (1988) by a suitably qualified person and must contain
the foflowing information, as a minimum:




a. A plan showing the locations of all monitoring and test points (boreholes, test
pits, wells/groundwater sampling, soils sampling, surface water sampling,
monosulfides sampling etc); -

b. Plots of water level and quality with time;

c. Spatial and depth distribution of ASS soils, corrected to include TAA plus
oxidisable sulphur, and using the ASSMAC recommended action level (>18
mols H+/t) for the site. This shouid also address the inferred soft ASS marine
clays present beneath the sand ridge;

d. Typical treatment levels/distribution of AASS and PASS soils on site (where
investigated), to current/correct standards;

e. A detailed ASSMP with actions for determining ASS conditions ahead of
excavation, handling of groundwater levels and quality, detailed management
procedures for surface waters and flood routing, interaction (short and long
term) of the groundwater with surface water in order to prevent the formation
of monosulfides, materials evaluation and handling, materials balance,
stockpile treatment, validation testing, monitoring systems with trigger levels,
contingency actions, protection for structural elements, evaluation of off-site
impacts etc.

{(2) All future applications where the use of groundwater or the interception of the
groundwater table is proposed, the proponent, after consulting with the NSW Office of
Water, is to submit detailed Site Water and Groundwater Management and
Monitoring Plans, supported by baseline groundwater monitoring conducted for an
appropriate period, for the approval of the relevant consent authority prior to the issue
of a construction certificate.

C6 Stormwater Management

(1) A detailed stormwater management plan must be submitted with each
project/development application for subdivision of each precinct in the concept plan
generally in accordance with the Stormwater Quality Concept Plan — Cobaki Lakes
Development — September 2010 Revision 02 — Yeats. The Stormwater Management
Plan must address and outline measures, based on Water Sensitive Urban Design
Principles which address impacts on the surrounding environment, drainage and
water quality controls for the catchment at construction, maintenance and operational
stages. The stormwater management plans are to be submitted to the satisfaction of
the Council following consultation with the DECCW, NSW Office of Water and
Industry and Investment {Fisheries).

(2) Each stormwater management plan is to include groundwater considerations, a
detailed design layout plan for the preferred stormwater treatment train showing
location, size and key functional elements of each part of the system. MUSIC
modelling, or equivalent, must be undertaken to demonstrate appropriate water
quality objectives are being achieved.

(3} All future project/development applications for subdivision of each precinct in the
concept plan are to demonstrate, through the provision of monitoring and adaptive
management plans and commitments, that any proposed surface water/stormwater
pollution reduction devices will be monitored to determine their pollutant removal
efficiencies and the need for further treatment of drainage to ensure the preservation
of water quality in Cobaki Creek and Cobaki Broadwater.




C7 Geotechnical Assessments

(1) In order to ensure the stability of development lots, a detailed geotechnical
assessment prepared by a suitably qualified person must be submitted with each
future development application for subdivision. The assessments must, at a
minirmum, include the following:

a. A geotechnical map of the site clearly showing ground surface contours,
geotechnical engineering soil types and geotechnical hazards. The delineation
of hazards should include hazard locations and possible hazard impact areas.
That map should be occupied by an explanatory text describing the nature
and delineation of soil types and hazard types. The map and text should be
prepared by a suitably experienced geotechnical practitioner; and

b. A synthesis site plan clearly showing ground surface contours and the
locations of all test pits, boreholes and monitoring wells drilled on the site to
date.

(2} Any hiliside construction must be in accordance with ‘Some Guidelines fdr Hillside
Construction and Practice’, Appendix G of Landside Risk Management by Australian
Geomechanics 2002.

C8 Bushfire Assessment

In order to ensure the protection of property and assets, a detailed bushfire assessment and
management plan, prepared by a suitably qualified person, must be submitted with each
future project/development application for subdivision. The assessment must, at a minimum,
demonstrate consistency with the requirements of Planning for Bushfire Protection 2006. All
asset protection zones must be ciearly specified on the Plan of Development and all affected
lots are to be encumbered to this effect with a Section 88B instrument under the NSW
Conveyancing Act 1919.

c9 Flooding and Climate Change

(1) In order to ensure the protection of life and property during a flood event, a
comprehensive flood assessment of the site must be submitted with the first
project/development application for residential subdivision. The flood assessment
must have regard to the following elements to determine the new flood planning ievel
for Cobaki Estate:

a. a sea level rise scenario of 0.90 metres:

b. a 10% increase in rainfall intensity for sensitivity testing;

c. the detailed flood modelling results from the Tweed Valley Flood Study; and
d. consideration of freeboard of 0.5 metres.

(2) All future applications for each stage of development are to incorporate any re-
calibrations of the Tweed Shire Council flood model.

(3) A preliminary development landform for the entire site is to be provided with the first
project/development application for residential subdivision to allow comprehensive
flood modelling to be carried out, but not in such a way as to preclude necessary
modifications to land forms in subsequent stages of development.

(4) All future applications for residential subdivision shall provide an updated Design
Flood Level Map showing peak flood levels for local and regional flood events at 0.1m
contours and a detailed flood impact assessment for alf flood liable land.

C10  Affordable Housing

The proponent shall provide, with the first application for residential subdivision, a study to
determine the need for affordable housing provision for the Cobaki Estate site. The study
shall address the following:




a) The likely future demographics of the population of the Cobaki Estate site and
immediate locality by household type, income, employment and tenure;

b) The need for affordable housing both for rental and purchase in the Cobaki Estate
site and immediate locality; :

¢) A plan showing possible location/s of affordable housing on the Cobaki Estate site in
the various precincts; and,

d) Investigation of mechanisms for the provision of affordable housing, including any
role for community housing providers or the potential use of Voluntary Planning
Agreements.

The proponent is to consult with Tweed Shire Council and Housing NSW -Centre for
Affordable Housing in the preparation of the study.

C11  Traffic Management

In order to ensure that the capacity of the surrounding external road network in both
Queensland and New South Wales is not exceeded, each future project/development
application for subdivision must be accompanied by a detailed traffic assessment in
accordance with the RTA's Guide to Traffic Generating Developments. The traffic
assessment must take into account both the additional traffic from the Cobaki Estate
development as well as the cumulative impacts of any new developments in the Tweed Shire
and the Gold Coast City Council area.

All fraffic assessments undertaken that reveal traffic impacts requiring mitigation on the
Queensland road system shall be referred to Queensland authorities for comment. Traffic
management works required by the development on the Queensland side of the State’s
border shall be undertaken in accordance with the requirements of the Queensland
authorities and/or deeds with those authorities.

C12  Road Traffic Noise Impact Assessment

in order to determine appropriate noise attenuation requirements adjacent to the Cobaki
Parkway, a road traffic noise impact assessment must be undertaken in accordance with
RTA guidelines as part of each project/development application for residential subdivision.
Details of noise attenuation measures (buffers, mounds, acoustic walls, construction
standards) are to be provided as part of each project/development application for resdientail
subdivision.

C13  Open Space

Ali future applications for subdivision are to demonstrate the provision of an adequate area of
active and passive open space in accordance with Council’'s minimum requirements.

Cc14 Restrictions on Cats

All future development applications must demonstrate that the keeping of cats within the
Cobaki Lakes site shall be totally prohibited and that all residential lots are to be encumbered
to this effect with a Section 88B instrument under the NSW Conveyancing Act 1919.

C15  Cultural Heritage Management Plan

All future applications for each stage of development are to demonstrate the implementation
of the recommendations of the Cultural Heritage Management Plan, including the
requirement for site specific management strategies for each of the identified sites of cuitural
heritage significance as they relate to the area of the application.
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C16 Bus Network

All future applications for each stage of development for residential subdivision are to ensure
that adequate provision has been made for public transport in accordance with the Cobaki
Lakes Access Network Plan and Potential Bus Route Revision EE, dated 23 September
2010,

C17 Contamination Assessment

A Stage 2 Contamination Assessment is to be prepared for Precincts 10 and 17. Each Stage
2 Contamination Assessment is to identify any contamination on site and provide for
appropriate mitigation measures in accordance with the provisions of State Environmental
Planning Policy No. 55 — Remediation of Land.

C18 Tweed Shire Council Development Consents

Future project/development applications for each stage of development are to outline the
status of Tweed Shire Council development consents DA 92/315, DA 94/438, DA S94/194,
DA 96/271, DA $97/54, DA K99/1124 or DA 1262/2001 and include a detailed description of
how these consents relate to the application.

"



SCHEDULE 3

STATEMENT OF COMMITMENTS
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A Concept Plan for the following:
residential development;
town cenire;

schools; and

open space.

Lot 1 DP 570076, Lot 2 DP 566529, Lot 1 DP 562222, Lot 1 DP 570077, Lot 1 DP 823679,
1lots 48, 54, 55, 199, 200, 201, 202, 205, 206, 209, 228 & 305 DP 755740, Cobaki Lakes, off

Piggabeen Road Tweed Heads

21 August 2007

21 August 2009

The Environmental Assessment (EA) for the Concept Plan must include:
1. An executive summary;
2. An outiine of the scope of the project including:

. any development options; _
« justification for the project taking Into consideration any environmental impacts of the
~ projecl, the suitability of the site and whether the project is in the public interest;
+ outline of the staged implementation of the project if applicable;
13. A thorough site analysis including constraints mapping and description. of the existing
environment;
14, Consideration of any relevant statutory and non-statutory provisions and identification of
any non-compliances with such provisions, in particular refevant provisions arising from
~ environmental planning instrumenis, Regional Strategies (including draft Regionat
* Strategies) and Development Control Pians.
5. Consideration of impacts, if any. on matters of national environmental significance under
the Commonwealth Environment Protection and Biodiversity Conservation Act 1996,
6. An assessment of the potential impacts of the project and a draft Statement of
Commitments, outlining environmental management, mitigation and monitoring measures
to be implemented to minimise any potential impacts of the project;

7. The plans and documents outlined in Attachment 2; .
18. A signed statement from the author of the Environmental Assessment certifying that the

Director-General's Environmental Assessment Requirements Page 30f13




9.

1.1

1.2

1.3

1.4

The EA for the Concept Plan must address the following key issues:

2.1

information contained in the report is neither false nor misleading; and
An assessment of the key issues specified below and a table outlining how these key
issues have been addressed. '

Provide a Structure Plan for the site that identifies location of |nd|cat|ve landuses,
densities, road and open space networks, residential development, town/neighbourhood
centres and schools and protection of areas of environmental significance. The
Structure Plan is to include:

(a) consideration of the site’s context, topography, opportunities and constraints;

(b) identification of areas capable of achieving more intensive land uses, that provide
increased housing -supply and choices and promote social and economic
development;

{(¢) consideration to provision of employment lands (other than retail} to assist

_ development of a self-sustaining community;

(d) identification of any inconsistencies with the Tweed LEP 2000, relevant DCPs and

~ policies in relation to key planning controls; and

(e) consideration of the Far North Coast Regional Strategy’s Neighbourhood Plannlng
Principles, specifically addressing the need for affordable housing and for housing
diversity.

Consideration of the integration and compatibifity of the proposed land uses (eg

residential properties, town centres, schools, open space and environmental protection

areas) and potential impacts such as access arrangements for each use, traffic, buffers,
density controls; suitability of the proposed development with the surrounding area and
visual impacts in the context of adjoining and surrounding development and from alt
publicly accessible areas.
‘Where land proposed for development adjoins fand that is currently used for agriculture,

a conflict assessment will be required including investigating measures to avoid land-

use conflict, consistent with the pririciples of the Northemn Rivers Farmland Protection

Project.

Demonstrate the consistency of the proposal with the NSW Coastal Pesign Guidelines,

_the Far North Coast Regional Strategy and Tweed Council's DCP 16 — Subdivision

Manual.

Address the visual impact of the proposal in the context of surroundmg development
and relevant mitigation measures. In particular address impacts on the amenity of the
foreshare, overshadowing of public reserves, loss of views from public places and
cumulative impacts. Consideration of the Gold Coast Airport Lighting Zone Map and the
Com monwealth Alrporis (Protectton of Airspace) Regulations

Prepare a Traffic Concept Plan in' accordance wrth the RTAs Guide fo Traffic
Generaling Development to include:
. (a) Details and analysis of proposed access to the site;
- .(b) Modelling of the traffic impact on the proposal and existmg road network;
(¢) Assessment of the impacts on the existing and proposed road network and
infrastructure such as road junctions using AUSTROADS guidelines to identify

mitigation measures;

Director-General's Environmental Assessment Requirements
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4.1

4.2

4.4

4.5
4.6

5.1
5.2

|5.3
5.4

5.5

56

‘(j) Provision of retail and commercial development without direct access to arterial

_wildlife corridors, any remnant bushland, Koala habitat in accordance with SEPP 44

43

- public open space.

"~ (a) demonstrating that drainage and stormwater runoff will not have a significant

(d) Impact on the Tugun Bypass, existing Pacific Highway and Kennedy Drive;

(e} Impacton Boyd Street and identify the necessary mitigation measures required;

(f} Development of a matrix to identify the timely provision of road infrastructure;

(g) Connectivity to existing and future adjoining development;

(h) - Mitigation of the impact of road traffic noise and vibration on the existing and
proposed development;

(i)  Location of schools and community facilities away from artenal roads;

- roads;
(k) Road networks designed to maintain a safe speed environment;
()  Provision of at grade or grade separated traffic management ireatments to protect
all road users at conflict points;
(m) Provisions for both public and school bus routes; and
{n) Pedestrian and blcycle conneclions to oommunlty facmt:es and emstlng networks

Demonstrate that the development footprint will nol adversely |mpact on existing native
flora and fauna. This should include a consideration of the impact of the proposal on

-and consultation with Council and threatened species and their habitats in accordance
with the draft Guidelines for Threatened Species Assessment (July 2005).

Provide a description of the proposed treatment of any ecological buffers, including
interaction with the proposed land uses, asset protection zones, stormwater structures,
extent of proposed environmental restoration and enhancement works.

Assess proposed native vegelation clearing with consideration of potential impacts and
if applicable, provide details of any offset strategy or other suitable mitigation measures
to ensure that there is no net loss of native vegetation values.

Consideration of the provision, management and ongoing maintenance of general

Provide an assessment against SEPP 14 — Coastal Wetlands.
Address the requirements of Council's DCP 25 — Biting Midge and Mosquito Control.

Address the requirements of relevant flooding data in relation to access to, within and
from the site, the location of land uses and minimum site and floor levels.

Address the impact of the development on the Cobaki Broadwater and nearby existing}
development, in relation to the flood impacts of the proposal.

Consider impacts, if any, associated with climate change and sea level rise.

Identify the impacts of the development on the existing hydroiogy, hydrogeology,
groundwater and geology of the site. Consideration should be given to flood prone
areas; the impact on wetlands, riparian zones, and other important habitat areas and
the need for buffers to protect environmentally sensitive fands.

Assess the proposal against the recommendations of the framework for coastal lake
‘'sustainability assessment, the independent Public Inquiry into Coastal Lakes: Final
Report (April 2002) and the Healthy Rivers Commission Report into Coastal Lakes and
Statement of Joint Intent (all by the Healthy Rivers Commission of NSW), the Northemn
Rivers Catchment Action Pian and the Cobaki Broadwater Management Plan.

Address concept drainage and stormwater management issues arising from the
development. This should include:

impact on the surounding environments downstream of the development
(especially water, wetlands, and important habitat areas);
(b) demonstrating consistency with the Tweed Integrated Water Cycle Management —

Director-General's Environmental Assessment Requirements .Page 50f 13




Context and Strategy Study (March 2006); and :
{c) the identification of any on-site treatment of stormwater and waste water,
including recycling, Water Sensitive Urban Design, the need to incorporate dual
use reticulation, and drainage infrastructure

=mrenam o RS T

6.1 Identify potential contamination, acid sulfate soils, and other geotechnical issues on the
site and address these in accordance with relevant legisiation, planning instruments,

and guidslines

R

71 Demonstrate that the proposal will be designed, constructed, operated and maintained
so that there is no unacceptable level of noise impacts (including traffic noise} on
amenity in the locality.

7.2 Consideration of the possible impacts of aircraft noise from the Gold Coast Airport.

g

8.1 Demonstrate that the future development of the site is consistent with the Planning for
‘ Bushfire Profection 2006. '

s

2.1 Identify whether the site has significance to Aboriginal cultural heritage and identify
appropriate measures to preserve any significance (refer to draft Guidelines for
Aboriginal Cultural Heritage Impact Assessment and Community Consuiltation).

9.2 identify any other items of European heritage significance and provide measures for

conservation of such items

10.1. Prepare a utility and infrastructure servicing report (including pilans) for the site that

includes:
(a) identification and location of existing and future utility and infrastructure servicing
the site;

(b) demonstration that the site can be satisfactorily serviced for utility services; and
(c} augmentation works necessary to fully service the project, accompanied by
indicative cost of these works ' . '

11.1  Identify the likely future community to occupy the site and forecast the community

services and facilities required. This Report should:

(a) identify the likely demographics and ‘community context after analysing and

- considering similar development within the region;

(b) provide an analysis of demographic projections; . :

(c) identify existing facilities and services and the projected demand the development
will have on them, as well as any other implications that might arise;

(d) detail strategies and actions to satisfy the future demands for facilities and to
mitigate any impacts on existing facilittes and services required for the
development; and

(e) identify future facilites and services that wil be required as a result of the
development -

e e

ki A R SRR

[12.1  Address and provide the likely scope of any planning agreement and/or developer
Council/l Government agencies, including the RTA.

Sy

LS L AT

Page 6 of 13
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13.1 . Identify staging of the development and demonstrate that land supply and demand will
be released in an orderly and coordinated manner and will occur .in conjunction with

associated facilities and services.

14.1 Demonstrate that the development will not have any adverse |mpacts on ad;ommg
lands. This is to include consideration of adjacent land uses, water quality, water
guantity, erosion, sedimentation, fire management, fencing, and access.

You shouid undertake an appropriate and jusiified level of consultation with the following
agencies during the preparation of the environmental assessment:

(a) Agencies or other authorities:

Tweed Shire Council;

Department of Environment and Conservation;
Roads and Traffic Authority;

Department of Natural Resources; and

NSW Rural Fire Service,

The following agenmes and authorities should also be consulted where relevant:

Ministry of Transport;

Department of Education & Training; -

lLocal Aboriginal Land Council and any refevant local aboriginal organisations;

Department of Primary Industries;

Department of Housing;

NSW Health Department, including North Coast Area Health Service,

NSW Heritage Office;

Gold Coast Airport Pty Ltd;

Northern Rivers Catchment Management Authority;

Utility and infrastructure providers; and

NSW Emergency Service agencies.

{b) Public:
Decument all community consuftatlon undertaken to date or discuss the proposed strategy
for undertaking community consultation. This should include any contingencies for
addressing any issues arising from the community consultation and an effective
communications strategy.

e & & @

| The consultation process and the issues raised should be described in the Environmental
Assessment.

120 days
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APPENDIX C. COMPLIANCE WITH ENVIRONMENTAL PLANNING INSTRUMENTS

* The Environmental Planning Instruments considered in the assessment of the proposal are:

State Environmental Planning Policy (Major Development) 2005

The project is a Major Project under State Environmental Planning Policy (Major Projects) 2005 {as in force at the trrne) besng a
subdivision for residential purposes for more than 25 lots in the NSW Coastal Zone The opinion was formed by the Director-
General as delegate on 24 January 2007, .

State Environmental Planning Policy (Infrastructure) 2007

The Infrastructure SEPP aims to assist in effective infrastructure delivery. Schedule 3 of the SEPP requires the proponent to refer -
the concept plan to the RTA for developments comprising of 300 or more apartment dweilings, commercial premises with a floor
space over 4000m2, or subdivision of 200 or more allofments where the subdivision includes opening public roads. In accordance
with the SEPP, the application was referred to the RTA on 15 December 2008." RTA's concerns have been addressed in Section 5.

State Environmental Planning Policy No. 14 ~ Coastal Wetlands

SEPP 14 aims to preserve and protect coastal wetlands. The subject site is immediately to the west of SEPP 14 Wetland number 1,
part of the broader Cobaki Broadwater. No development is proposed in the SEPP 14 wetland. It is proposed to separate the
development from the adjacent wetland and estuarine environments of the Cobaki Broadwater through the construction of the
Cobaki Parkway. Coastal saltmarsh contained on the site that lies to the east of the proposed Parkway and the Broadwater is
" proposed to be rehabilitated.

State Environmental Planning Policy No. 44 — Koala Habitat Protection
SEPP 44 aims to encourage proper conservation and management of natural vegetation areas that prowde habitat for koalas. The

SEPP applies to development in the Tweed Shire on land parcels of more than one hectare. In accordance with the SEPP, the
existence of Core Koala Habitat must be determined before development consent can be given.

 Although part of the site meets the criteria for potential koala habitat, no core koala habitat is present on the site, due to the absence
of evidence of a resident population. As such, a Koala Plan of Management has not been prepared.

State Environmental Planning Policy No. 55 - Remediation of Land

SEPP 55 aims to provide controls and guidelines for the remediation of contaminated land. It requires the consent authority to
consider the potential for the site to be contaminated. A number of areas within the subject site have been identified to be potentially
contaminated, and a preliminary Contamination Assessment was prepared and submitted with the application. The inifial
assessment indicated that a Stgae 2 (Detailed) Site Contamination Assessment is required to confirm the suitability of specific areas
of the site for residential development. The Preliminary (Stage 1) report goes onto say that it is liley that any contaminatione
identified during Stage 2 investigations will be manageable and remediation will be possible to facilitate residential development in
accordance with the proposed concept plan.-

State Environmental Planning Policy No. 71 - Coastal Protection ‘

SEPP 71 applies to development in the coastal zone, A part of the Cobaki site is situated within the Coastal Zone, as defined under
the Coastal Protection Act 1979. SEPP 71 sets out matters for consideration (clause 8) by a consent authority when determining a
Part 3A application. As well, the proposed concept plan needs to be appropriate for the coastal location and suitably focated. There
needs o be ponsrstent -and strategic approach to coastal planning and management, and a clear development assessment
framework.

North Coast Regional Environmental Plan

The'North Coast Regional Environmental Plan (North Coast REP) applies to the northem coastal local government areas between
Tweed Shire and Hastings- Port Macquarie Shire. The broad provisions of the North Coast REP are fo protect the natural
environment, encourage built environment which is efficient and attractive, and guide productive and environmentally sustainable
- development. Specifically, the provisions of the North Coast REP which relate to this development are:

- Development in the vicinity of heritage items: There are no heritage items of European srgnrf cance.- For detail on management of
Aboriginal Cultural Heritage see 5.6.1.

A consideration of the regional social, economrcal and visual |mpacts of the development and the impact of the development on
local amenity: This will be addressed in future project applications.

The adequacy of the available community and welfare services: The town centre and neighbourhood centre are proposed to include
land for community and welfare uses. The proposal also includes land for schools and a community facility.

The availability of sporting fields or other specialised recreational facilities: The proposal includes central sporting fields and
“neighbourhood parks A public plaza is likley to be prowded in the new town centre. There may also be passwe access: to wetland
areas. _ .

@NSW Government .
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Tweed Local Environmental Plan 2000
The Tweed Local Environmental Plan 2000 {Tweed LEP) sets the planning framework for development in Twead Shire Counc:l and
establishes permissible forms of development and land use. Broadly the aim of the Tweed LEP is to encourage sustainable

. economic development that is compatible with the area’s environmental and residential amenity qualiies. . The Tweed LEP also
" establishes the permissible forms of development and land use, pursuant o clause 11. The subject site is zoned 2(c) Urban

Expansion, 6(b) Recreation, 7{a) Environmental Protection (Wetlands and Littoral Rainforest), 7(d) -Environmental Protection
{Scenic/Escarpment) and 7(i) Environmental Protection (Habitat). All proposed developments are in zone 2(c) Urban Expansion. A
number of rezonings are proposed as part of the application to ensure that all development is permissible within the respective
zones. An amendment fo the Tweed LEP is proposed to allow lots less than the 450 m? minimum. There is' no development
proposed within the 7(a), 7(d) and 7{)) zones, except roads. The proposed development's environmental impacts land will be
mitigated through the implementation of management and rehabilitation plans. Detailed environmental: lmpact issues are addressed

~ in Section 5

) '©NSW Government -
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APPENDIX D. COMPLIANCE WITH OTHER PLANS AND POLICIES

Other plans and policies considered in the assessment of the proposal:

| Tweed Development Control-Plan 2007

‘The Tweed Development Control Plan (DCP} applies to all |and within the Tweed Shire Council, It provides more specn" ¢ standards
and requirements for permissible development. The development controls which relate to the proposed concept plan are:

Section A3 - Development of Flood Liable Land contains detailed controls for development on flood liable land. Kings Forest has
_ small areas of land which are flood liable in the 1-100 year flood event. Development on flood liable land is discussed in more detail
in Section 5 of this report.

Section A5 — Subdivision contains guidelines addressing environmental constraints, landform, stormwater runoff, drainage,
waterways and flooding, buffers, neighbourhood and town structure, movement networks, open space networks, lot layout and
infrastructure. No physical works are proposed for the Concept Plan, as all subdivision will be made with future project applications.

Section A6 ~ Biting Midge & Mosquito Control aims to minimise and control the problem of biting midges and mosquito. The
deveiopable areas of the site are considered to be suitable for urban development, but these controls will nevertheless be addressed
with future project applications.

- Section A14 - Cut and Fill on Residential Land contains controls to ensure earthworks are sympathetic to the site’s topography.
There are no physical earthworks proposed under the Concept Plan application however minor filling will be required with fufure
project applications to allow parts of the residential development land to be above the 1in 100 year flood level,”

Section B7 —Overall planning intent for Cobaki, Estimates that the site has an approximate capacity for 4700 dweihngs This Section
has been largely superseded by the proposed concept plan and Cobaki Development ‘Code,

NSW Coastal Policy 1997
The NSW Coastal Policy sets out the direction for coastal zone management planning and conservation. It aims to plan for .
population growth and economic development, without compromising the natural, cultural, spiritual, and heritage values of the
coastal zone. The Policy includes objectives relating o sustainable human settiement. The proposed Concept Plan for the site
complies with the NSW Coastal Policy.

NSW Coastal Design Guidelines

The NSW Coastal Design Guidelines aims to ensure that future developments are sensitive to natural and urban settings of coastal
places. According to Part One of the Guideline which describes and identifies the hierarchy of coastal settlement types, Cobaki
appears to fit the description of a New Coastal Setflements. Part two of the Guidelines provides best practice urban design
principles aimed fo promote environmental sustainability. These include defining the footprint and boundary of development,
connecting the open spaces, protecting natural edges, reinforcing the street pattem and having approprrate building designs for a
coastal context.
The concept plan is generally consistent with the Guidelines. Passive and active open spaces will be connected by a network of
walkways and cycleways. Ecologically sensitive areas are protected by zoning the areas environmentat conservation, and
implementing ecological buffers in urban expansion zones. Street pattern is reinforced through a high level road network connecting
to Boyd Street and Piggabeen Road. Street pattern and building design will be addressed at future project application stages.
These issues are discussed in more detail in Section 5.
Far North Coast Regional Strategy
~ The Far North Coast Regional Strategy was adopted to ensure a long term vision is achieved for the far north coastal areas of NSW.
The strategy identifies Cobaki as a growth area for urban development. Broadly the Strategy aims to sustainably manage the
expected population increase in the region, protect the region's environmental assets, cultural values and natural resources,
‘encourage economic opportunities over the next 25 years. More specifically, the elements of the strategy which applies to Cobaki
are: T ' '
Environment and Natural Resources; The Strategy requires new development that is adjacent fo farmland, waterways, wetfands and
areas of high biodiversity value to incorporate buffers. The proposed development incorporates ecological and agricultural buffers | in
accordance with this Strategy.
Cultural Heritage: The Strategy seeks to identify items of cultural significance in pfanning instruments, and to ensure that
developments are sympathetic and compatible these heritage items. The proposed development seeks to conserve and protect
areas of indigenous heritage found on the site in accordance with the Strategy.
Naturai Hazards: The Strategy seeks to ensure that future urban development is not focated in high natural hazard risk areas. Parts
of the Cobaki site are subject to 1 in 100 year fioading. The future urban development locations have been planned to avond these
areas
‘Settlement and Housing: The Strategy targets urban development to an 1 identified hierarchy of towns and villages, and forecasts
- future demographic trends. [t estimates that 19,100 new dwellings will be required in' Tweed LGA. This housing demand will be met

-~ ©NSW Government o . ' : L : L
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" through the development of land only within the-identified Town and Viliage Growth Boundarles Cobaki has been identif ed to fall
within the Growth Boundary for the Tweed area.
Settlement Character and Design: The Strategy seeks to ensure that new development be based upon the ‘neighbourhood planning
principles and include a range of well design housing with easy access fo services and facilities. This element is addressed in more
detail within the proposed Cobaki Development Code.,
Water and Energy Resources: The Strategy seeks fo maintain and improve water quality through encouraging: best -practice
initiatives. All future developments will include water sensitive urban design principles and meet stormwater run-off targets.

©ONSW Government
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APPENDIX E. SUMMARY OF PUBLIC SUBMISSIONS
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