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5.3

Ministerial Direction
5.8 Second Sydney Airport: Badgerys Creek

Assessment

N/A — Site not located in the vicinity of
any future second Sydney airport at
Badgerys Creek.

5.9 North West Rail Link Corridor Strategy

N/A — Site not located in Hornsby Shire
Council, The Hills Shire Council and
Blacktown City Council.

Local Plan Making

6.1 Approval and Referral Requirements
The objective of this direction is to ensure
that LEP provisions encourage the efficient

and appropriate assessment of development.

Consistent — The planning proposal will
not modify approval and referral
requirements for future Development
Applications on the site.

6.2 Reserving Land for Public Purposes

N/A —The proposal seeks to rezone land
from IN2 Light Industrial to R2 Low
Density Residential, which does not
result in a net reduction of land for public
space.

6.3 Site Specific Provisions

Does not apply.

Metropolitan Planning

7-1 Implementation of A Plan for Growing
Sydney

N/A - Not within the Strategy area.

7.2 Implementation of Greater Macarthur
Land Release Investigation

N/A — Not within the area to which the
direction applies.

Section C — Environmental, Social and Economic Impact

Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats will be adversely affected as a result of
the proposal?

5.3.1

If the Site contains critical or threatened species or their habitat, it will be necessary to carry out
an assessment of significance in accordance with section 5A of the EP&A Act and the
Threatened Species Conservation Act 1995.

A desktop review of the ACT Commissioner for Sustainability and Environment indicates that

the following plant and animal species occur in the (former) Palerang council area:

- Twenty-seven plant species in the council area are listed as endangered or vulnerable in
NSW and/or nationally; and

- Fifty-one vertebrate animal species recorded in the former Palerang Council Area are listed
as endangered or vulnerable. They include 16 mammals, 23 birds, seven amphibians, three
reptiles and two fish.

Historically the site has been cleared of native vegetation and used for grazing. The site
comprises very poor quality grazed grass which has resulted in significant loss of natural habitat
for native plants and animals.

As identified in the Land Use Strategy and Structure Plan, the subject site is not located in an

area of High or Medium conservation value (DECC). A desktop study was undertaken on NSW
1
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However, it is relevant to note that in changing the zoning from IN2 Light Industrial to R2 Low
Density Residential, the likely runoff will be reduced. Industrial sites are assumed to be 100%
impervious due to structures and hardstand areas. Comparatively, the drainage model has
assumed the site to have an impervious area of 70%.

Notwithstanding, the model demonstrates that with the upgrades proposed to the easement
and the inclusion of detention storage within the future subdivision (subject to separate
approval), the future development of the Site for residential purposes will not increase peak
flows or adversely impact the characteristics of the catchment. If required, opportunities to
increase the detention storage within the Site in order to provide a freeboard in the easement,
can be considered in the detailed hydraulic design of the future subdivision.

A full copy report is attached and marked Annexure 1.
Bushfire

A Bushfire Hazard Risk Assessment Report was prepared by Bushfire & Excavation Solutions,
which provides an assessment of bushfire risk and bushfire protection measures relevant to
residential and light industrial land within Lots 3—6 Majara Street Bungendore NSW.

The report makes a series of recommendations and conclusions in relation to the threat of
bushfires in the area. A full copy report is attached and marked Annexure 2.

The report states that this proposal can comply with Planning for Bushfire Protection 2006 (PBP
2006), as required under section 100B of the Rural Fires Act 1997 and section 79BA of the
Environmental Planning and Assessment Act 1979, subject to the following protection measures:

e APZ management within the subject site.

e Residential bushfire construction in accordance with the provisions of AS 3959-200g.

e Standards relating to the provision of water supplies and utilities required for fire-
fighting operations.

e Standardsrelating to the construction of public roads and emergency access to the site.

The recommended mitigation measures include the maintenance of an Asset Protection Zone;
provision of AS 3959-2009 building construction standards; provision of utilities required for
fire-fighting; and the provisions of standards relating to public road and emergency access.
These measures reasonably address the aim and objectives of PBP 2006 and are consistent
within the relative and current bushfire risk to the subject development site.

The proposal is capable of satisfying the intent of the performance criteria of Planning for Bush
Fire Protection (PBP) 2006 and as a considered opinion can therefore meet the specific
objectives for a residential subdivision development.

Economic

An Economic Study was undertaken by Elton Consulting, which provides an economic analysis
of the Palerang LGA. A full copy report is attached and marked Annexure 4.
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In 2011, 61.4% (i.e. 4,862 persons) of the Palerang’s working residents travelled outside of the
local government area (LGA) for work. Only 26% of the working residents live and work in the
Palerang LGA.

Between 2006 and 2011, there was strong employment growth in Public Administration and
Safety sector in the Palerang LGA. Combining with the employment location of residents, the
data suggests that a large amount of the residents live in Bungendore and work in the ACT
within the public service sector.

The Sydney-Canberra Corridor Regional Strategy 2008 also highlighted that the future
potential demand for industrial land (i.e. logistics, warehousing and transport, and
manufacturing) was likely to occur in the vicinity of major regional centres (i.e. Queanbeyan)
which have access to regional transport infrastructure.

The study also stated that the newly formed Queanbeyan-Palerang Regional Council has an
adequate supply of industrial land that is accessible from Bungendore which includes:
subdivision of Beard on the ACT/Queanbeyan border, Hume, Fyshwick, and the proposed
future industrial estate of Eastern Broadacre near the suburb of Symonston.

In 2015, a land valuation was released on the behalf of the Valuer General for the purpose of
rating and taxing purposes. The report indicated that some of the larger blocks in Bungundore
Village have been subdivided recently, while others are subject to development application
consideration. Larger R2 Low Density Residential zoned land recorded a 1.42% increase to 2014
values, whilst over the period 2012-2015 these blocks recorded a 0.96% overall increase.

The Valuer General report also found that Bungendore has an insignificant industrial market
with 34 properties based in the Village. For the 2014/2015 review period; no sales were recorded
resulting in no change to the value levels which are consistent with Queanbeyan LGA.

Similarly, the Queanbeyan LGA has experienced a slight decline in the overall valuation of
industrial land with the market remaining quite subdued over the last seven years. In Canberra,
there is a surplus of industrial land which has resulted in the decrease in land value over the past
3 years.

The Economic Study concludes that stagnation in number of sales and value for industrial land
demonstrates that there is, regionally, little demand for industrial land. If the market condition
changes, there is surplus supply of industrial land in Queanbeyan and the ACT to satisfy future
demand.

Traffic Impact

ATraffic Impact Assessment Report has been prepared by SMEC Pty Ltd dated December 2016,
which assess a hypothetical development scenario of the site and associated traffic generation
that would result from the proposed rezoning. A full copy of this report is attached and marked
Annexure 5.

The development scenario used in the traffic model includes 10 new lots on the subject land
(Lot 3 DP 1195030) and three additional lots on the portion of land at Lot 4 DP 1195030, directly
adjoining the subject site to the south. Lot 4 DP 1195030 is currently zoned R2 Low Density

Residential and is the residual lot in a former subdivision (DA2016.014).
_____________________________________________________________________________________________________________________|
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traffic at 9% and 8% respectively. The anticipated post development peak hour traffic at 82
vehicles per hour (Trucking Yard Lane) and 87 vehicles per hour (Ellendon Street) remain
considerably below the capacity specified by the RMS Guide which allows up to 600 vehicles/h
per lane.

The assessment demonstrates that the traffic impact of the proposed residential development
on the surrounding network is not significant and the road network has enough spare capacity
to accommodate the additional traffic generated by the proposed development.

5.3.3 Has the planning proposal adequately addressed any social and economic effects

Asdiscussed previously, a search of the Office of Environment and Heritage Aboriginal Heritage
Information Management System (AHIMS) was undertaken on 15 August 2016. No aboriginal
sites were recorded within 200m radius of the subject site.

The site is not in close proximity to ephemeral or reliable water sources, and comprises highly
disturbed soils that have been historically used for grazing. Moreover, the residential
subdivision of the site to the south has been undertaken without uncovering any evidence of
historical Aboriginal occupation. Therefore, it is highly unlikely the Aboriginal objects and/or
places will be found on the subject site.

The subject site has not been identified as a heritage item in the PLEP 2014 or the Office of
Environment & Heritage register.

The proposal would result in an additional 10 lots which equates to a population of 27 people,
based on the average household size (per dwelling) of 2.67 (Profile ID, 2016). This represents an
increase of 0.17% when compared to the current population (i.e. 15,897 people). Therefore, itis
unlikely that the planning proposal would have significant impact on the existing social
infrastructure such as schools and hospital or the existing Bungendore Centre as the rezoning
will generate a small amount of population.

The subject site is located within a short drive from Queanbeyan, a major regional centre, that
provides regional services, shopping and education, recreation and employment.

Any future development on the subject site will require the payment of Section g4
contributions. The contribution will be directed toward public amenities and services required
as a consequence of development. A Section 64 Contribution Plans was also adopted by the
Queanbeyan-Palerang Council which levies toward the provision of water, sewerage and
stormwater infrastructure.

The planning proposal will have positive economic effects as the rezoning will facilitate

residential development on the subject site which will generate construction job opportunities
within the Queanbeyan-Palerang LGA.

5.4 Section D —- Commonwealth and State Interests
5.4.1 |sthere adequate public infrastructure for the planning proposal?

Public infrastructure is already available with significant upgrades occurring as a consequence
of surrounding residential development in the immediate locality. The proposed rezoning
1
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therefore reasonably assumed that all land to the north within the study area (out to 140 metres) will

be managed to APZ standards prior to construction within the subject site.

Land to the south is currently approved for residential subdivision development and subject to

construction.

6.1.2  Minimum required APZ
PBP 2006 does not specify minimum APZ/ building setbacks for residential subdivisions in relation to

grassland hazard areas. However, the objectives of PBP include the following:

‘Provide appropriate separation between a hazard and buildings which, in combination with other

measures, prevent direct flame contact and material ignition’.

The potential for direct flame contact increases where the bushfire risk is assessed as extreme (i.e.
>BAL - 29). As such, the APZ provided in relation to grassland hazard areas should ensure that the

maximum BAL rating does not exceed BAL-29.

The minimum separation distance required in order to achieve this outcome (i.e. based on the
parameters relevant to the subject site and on the values given in AS3959-2009, Table 2.4.2.) is given

in Table 3.0 below.

Table 3.0: Minimum Required APZ

Vegetation Slope (under hazard) Radiant heat Minimum required APZ/

Formation exposure separation distance

Grassland Upslope/ flat 02 29kW/m 9 metres

Considering the location of the subject site (i.e. 20 metres from the adjacent hazard area) it is evident

that the proposal can reasonably and easily facilitate the minimum APZ/setbacks required in order

to eliminate the potential of direct flame contact at the building.

Appendix 3 of this report illustrates a typical APZ profile. APZ recommendations are as listed

section 7.1 (Bush fire Safety & Compliance Recommendations).

6.2 Bushfire Construction Standards

RF Reg. Clause 44 Application for bushfire safety authority (g) (vii): the construction standards to be

used for building elements in the development.

Bush Fire Hazard Assessment & Compliance Report 3 August 2015 Ref: S - 15006
Lot 3 Majara Street Bungendore NSW Version 4
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The BCA contains both performance requirements and deemed-to-satisfy (DTS) provisions relating to
the construction of buildings in bushfire prone areas. The construction requirements of AS 3959-2009
are accepted by PBP 2006 as the DTS construction standard for buildings in designated bushfire prone

areas.

The bushfire attack levels (BAL) and AS 3959-2009 construction requirements relevant to future

proposed residential building development within the subject site are detailed below.

Table 4.0: AS 3959-2009 BAL Construction Requirements
Vegetation Formation | Slope (under hazard) Separation from hazard AS3959 BAL Construction
Level
Grassland Upslope/ flat 02 >20 - 50 metres BAL-12.5
Grassland Upslope/ flat 02 >50 metres BAL - LOW
Note:

The relevant bushfire guidelines require that dwellings erected up to 50 metres from areas of

unmanaged grassland (hazard) shall have a minimum level of construction that satisfies BAL — 12.5,

pursuant to AS 3959 — 2009 ‘Construction of Buildings in Bushfire Prone Areas’.

6.3 Siting & adequacy of water (in relation to reticulation rates or where dedicated water

storage will be required)

RF Reg. Clause 44 Application for bushfire safety authority (g) (ii): the siting and adequacy of water supplies for

fire-fighting.

The subject development site will be connected to the reticulated (town) water supply which

currently services existing development in the area.

Apart from the above, the proponent has not provided any specific advice (at the time of this
assessment) regarding proposed reticulated water infrastructure and main size, supply pressure or
guarantee of delivery. PBP acceptable solutions for a reticulated water supply area (relevant to the
subject development) states that:
e  Reticulated water supply to urban subdivisions uses a ring main system for areas with
perimeter roads.
e Fire hydrant spacing, sizing and pressures comply with AS 2419.1 — 2005. Where this cannot
be met, the RFS will require a test report of the water pressures anticipated by the relevant

Bush Fire Hazard Assessment & Compliance Report 3 August 2015 Ref: S - 15006
Lot 3 Majara Street Bungendore NSW Version 4
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6.6 Adequacy of access and egress for emergency response

RF Reg. Clause 44 Application for bushfire safety authority (g) (v): the adequacy of arrangements for access to

and egress from the development site for the purposes of an emergency response.

PBP 2006 acceptable solutions for property access roads (relevant to the subject development site)

states that:

‘No specific access requirements apply in a urban area where a 70 metres unobstructed path can be
demonstrated between the most distant part of the proposed dwelling and the nearest part of the
public access road (where the road speed limit is not greater than 70kph) that supports the

operational use of emergency firefighting vehicles (i.e. a hydrant or water supply)’.

PBP 2006 (section 4.1.3 Access (2)) also states: ‘A distinction is drawn between rural private access
roads and those in urban areas....Urban areas have an existing infrastructure and requirements are
generally less of a problem. In addition it is acknowledged that fire appliances will generally operate

from the public road system’.

It is anticipated that future development and planning for the site will reasonably comply with the

above provisions.

6.7 Adequacy of maintenance plans and emergency procedures

RF Reg. Clause 44 Application for bushfire safety authority (g) (vi): the adequacy of bush fire maintenance plans

and fire emergency procedures for the development site.

No additional advice or information regarding bushfire maintenance plans & fire emergency

procedures has been provided by the proponent.

Should a bushfire emergency impact upon this area, the implementation of the existing Lake George
Bush Fire Risk Management Plan should be adequate for bushfire suppression, hazard management

and maintenance.

6.8 Adequacy of sprinkler systems & other fire protection systems

RF Reg. Clause 44 Application for bushfire safety authority (g) (viii): the adequacy of sprinkler systems and other
fire protection measures to be incorporated into the development.
There are no sprinkler systems required or recommended by this report.
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