AGENDA
PLANNING AND DEVELOPMENT COMMITTEE
17 OCTOBER 2016

MEMBERSHIP:
Mr M Kneipp (

Administrator).

The meeting is scheduled to commence at 5.30pm.

PDC16/2

PDC16/3

PDC16/4

REPORT OF THE PLANNING AND DEVELOPMENT COMMITTEE -
MEETING 19 SEPTEMBER 2016 (ID16/1876)

The Committee had before it the report of the Planning and
Development Committee meeting held 19 September 2016.

PLANNING PROPOSAL (R16-2) - PROPOSED REZONING AND
ALTERATION TO MINIMUM LOT SIZE

PROPERTY: PART LOT 2 DP 22685, 32R BENOLONG ROAD, DUBBO
APPLICANT: GEOLYSE PTY LTD

OWNER: INMAC PTY LTD (ID16/1692)

The Committee had before it the report dated 11 October 2016
from the Manager City Strategy Services regarding Planning
Proposal (R16-2) - Proposed Rezoning and Alteration to Minimum
Lot Size

Property: Part Lot 2 DP 22685, 32R Benolong Road, Dubbo
Applicant: Geolyse Pty Ltd

Owner: Inmac Pty Ltd.

DRAFT DEVELOPMENT CONTROL PLAN - SHERATON ROAD ESTATE
(ID16/1862)

The Committee had before it the report dated 11 October 2016
from the Manager City Strategy Services regarding Draft
Development Control Plan - Sheraton Road Estate.
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PLANNING AND DEVELOPMENT COMMITTEE - 17 OCTOBER 2016
AGENDA

PDC16/5 DUBBO CBD PRECINCTS PLAN - STATUS REPORT (ID16/1864) 114
The Committee had before it the report dated 11 October 2016
from the Manager City Strategy Services regarding Dubbo CBD
Precincts Plan - Status Report.

PDC16/6 DUBBO DEVELOPER CONTRIBUTIONS SYSTEM - UPDATE REPORT

(ID16/1869) 127
The Committee had before it the report dated 11 October 2016

from the Manager City Strategy Services regarding Dubbo
Developer Contributions System - Update Report.
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Report of the Planning and Development Committee -
meeting 19 September 2016

AUTHOR: Supervisor Governance
REPORT DATE: 10 October 2016

The Committee had before it the report of the Planning and Development Committee
meeting held 19 September 2016.

MOTION

That the report of the Planning and Development Committee meeting held on 19
September 2016, be adopted.
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REPORT
PLANNING AND DEVELOPMENT COMMITTEE
19 SEPTEMBER 2016

PRESENT:
Mr M Kneipp (Administrator).

ALSO IN ATTENDANCE:

The Acting Interim General Manager (D Dwyer), the Director Organisational Services, the
Manager Governance and Risk, the Supervisor Governance, the Director Corporate
Development, the Corporate Communications Supervisor, the Director Technical Services,
the Manager Technical Support, the Manager Civil Infrastructure and Solid Waste, the
Manager Fleet Management Services, the Director Environmental Services, the Manager City
Strategy Services, the Director Community Services (J Watts), the Director Parks and Landcare
Services and the Transition Project Leader.

Mr M Kneipp (Administrator) assumed chairmanship of the meeting.

The proceedings of the meeting commenced at 5.38pm.

PDC16/1 DRAFT POLICY FOR THE DEFERRED PAYMENT OF DEVELOPER
CONTRIBUTIONS FOR RESIDENTIAL SUBDIVISION - RESULTS OF PUBLIC
EXHIBITION (ID16/1689)

The Committee had before it the report dated 13 September 2016 from the Manager City

Strategy Services regarding Draft Policy for the Deferred Payment of Developer Contributions

for Residential Subdivision - Results of Public Exhibition.

Moved by Mr M Kneipp (Administrator)

MOTION
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The Committee recommends:

1. That the draft amended Policy for the Deferred Payment of Developer Contributions
for Residential Subdivisions provided here in Appendix 1 be adopted.

2. That an advertisement be placed in local print media advising of Council’s adoption of
the Policy.

3. That the Policy for the Deferred Payment of Developer Contributions for Residential
Subdivision commence operation from 6 October 2016.

4. That the Interim General Manager be delegated the authority to enter into any Deed
of Agreement made under this Policy.

CARRIED

The meeting closed at 5.41pm.

CHAIRMAN
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REPORT: Planning Proposal (R16-2) - Proposed
Rezoning and Alteration to Minimum Lot
Size
Property: Part Lot 2 DP 22685, 32R
Benolong Road, Dubbo
Applicant: Geolyse Pty Ltd
Owner: Inmac Pty Ltd

AUTHOR: Manager City Strategy Services
REPORT DATE: 11 October 2016
TRIM REFERENCE: 1D16/1692

EXECUTIVE SUMMARY

A Planning Proposal (R16-2), or Local Environmental Plan amendment application, was lodged
with Council on 24 August 2016 by consultants, Geolyse Pty Ltd, on behalf of owner, Inmac
Pty Ltd. A copy of the Planning Proposal is included here in Appendix 1.

The Planning Proposal seeks to rezone part of Lot 2 DP 22685, 32R Benolong Road, Dubbo
from RU1 Primary Production to R5 Large Lot Residential under the provisions of the Dubbo
Local Environmental Plan (LEP) 2011. The Planning Proposal also seeks to consequently
change the minimum allotment size for subdivision of the land from 800 hectares to eight
hectares.

The land, the subject of the proposed rezoning, contains two (2) existing dwelling houses
which have been used in conjunction with an overall agricultural land holding consisting of
1005.3 hectares. The land holding also contains a further two (2) dwelling houses which are
utilised as part of land management activities for the overall land holding.

The section of land which is the subject of the Planning Proposal adjoins land fronting
Bulwarra Drive which is zoned R5 Large Lot Residential under the provisions of the LEP. The
adjoining lands have a minimum allotment size for subdivision of eight hectares under the
provisions of the LEP.
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The applicant has provided information that the two existing dwellings on the land are no
longer required to facilitate management of the overall land holding. The objective of the
Planning Proposal is to allow for the future subdivision of the land into two allotments, each
with a dwelling house.

Given the characteristics of the Planning Proposal and the relationship of the subject site with
the adjoining lands, it is considered that the proposed rezoning is unlikely to impact
agricultural land use activities on adjoining lands within the immediate locality.

It is recommended that the Planning Proposal be submitted to the Department of Planning
and Environment (DPE) to seek a Gateway Determination.

FINANCIAL IMPLICATIONS

The applicant provided on lodgement of the Planning Proposal, payment of fees to Council in
the amount of $25,000. These fees are to cover the ad hoc processing and assessment fees
for the Planning Proposal application in accordance with Council’s adopted Revenue Policy.

POLICY IMPLICATIONS

The Planning Proposal is provided for consideration and endorsement to seek a Gateway
Determination. Receipt of a Gateway Determination from the DPE will allow Council to,
conditionally, undertake an amendment to the LEP. The proposal is consistent with the Rural
Lands Development Strategy which underpins the land use decisions in the LEP.

RECOMMENDATION

1. That Council support the Planning Proposal to rezone part of Lot 2 DP 22685, 32R
Benolong Road, Dubbo from RU1 Primary Production to R5 Large Lot Residential and
for the land to have a minimum allotment size for subdivision of eight (8) hectares.

2.  That Council recommend support for a minimum 28 day public exhibition period for
the Planning Proposal.

3. That Council resolve to use its delegation under Section 59 of the Environmental
Planning and Assessment Act, 1979 to draft the amendment to the Dubbo Local
Environmental Plan 2011.

4. That following completion of the public exhibition period, a further report be
provided to Council detailing the results of the public exhibition and for further
consideration of the Planning Proposal.

Steven Jennings
Manager City Strategy Services
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BACKGROUND

The Planning Proposal was lodged on 24 August 2016 by consultants, Geolyse Pty Ltd on
behalf of the land owner. The Planning Proposal seeks to rezone part of Lot 2 DP 22685, 32R
Benolong Road, Dubbo from RU1 Primary Production to R5 Large Lot Residential under the
provisions of the Dubbo Local Environmental Plan 2011 (LEP). The Planning Proposal also
seeks to provide a minimum allotment size of eight hectares for subdivision of the subject
land.

The subject land contains two (2) dwelling houses. This includes the main residential dwelling
for the balance of the overall agricultural land holding which consists of 1,005.3 hectares. The
second dwelling on the land is a smaller scale residence which has been utilised to undertake
management of the overall land holding. A search of Council records has shown that both
dwellings were constructed prior to the requirement to seek formal development approval
from Council.

REPORT

1.  Particulars of the Planning Proposal Application

Owner: Inmac Pty Ltd

Applicant: Geolyse Pty Ltd

Subject site: Lot 2 DP 22685, 32R Benolong Road, Dubbo
Land area: 265.3 hectares

Current zoning: RU1 Primary Production

Proposed LEP amendment: The rezoning of 16 hectares of the subject land from RU1
Primary Production to R5 Large Lot Residential; and provision of
a minimum allotment size for subdivision of the subject land of
eight hectares.

Lodgement date: 24 August 2016

2. Amendments to Local Environmental Plans
The Department of Planning and Environment (DPE) introduced a process for the
consideration of amendments to Local Environmental Plans in 2009. The process for the

consideration of an amendment to a Local Environmental Plan commences with Council’s
consideration of a Planning Proposal. The Planning Proposal process is shown in Figure 1.
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Figure 1. Planning Proposal Process
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The role of a Planning Proposal is to explain the intended effects of a proposed Local
Environmental Plan amendment and the justification for undertaking the amendment.
Council has the role of considering the Planning Proposal. If Council resolves to continue with
the Planning Proposal, the amendment is provided to the Department of Planning and
Environment to seek a Gateway Determination.

The Gateway Determination reviews and considers Planning Proposals in their initial stages
prior to further consideration by Council. After consideration by the Department, Council is
provided with a Gateway Determination for the LEP amendment.

The Gateway Determination specifies that the Department will allow the proposed
amendment to proceed, any matters that require additional information, the level of public
consultation required and State Government agencies to be consulted. After all the
additional matters have been addressed and the required consultation has been carried out,
a report is provided to Council for further consideration.

It is noted that the Planning Proposal would be considered by the Department for delegation
of powers to make the amendment back to Council following receipt of the Gateway
Determination. This could allow the Planning Proposal to be finalised by Council without
further consideration by the Department following public exhibition. In this circumstance,
Council is required to liaise with Parliamentary Counsel for legal drafting and finalisation of
the Plan.

3.  Planning Proposal

As already discussed, Council is in receipt of a Planning Proposal that seeks to rezone part of
Lot 2 DP 22685 32R Benolong Road, Dubbo from RU1 Primary Production to R5 Large Lot
Residential under the provisions of the Dubbo Local Environmental Plan 2011. The Planning
Proposal also seeks to provide a minimum allotment size of eight hectares for subdivision of
the land. The location and land use zoning of the subject site is shown in Figure 2.
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Key: Land proposed to be rezoned Overall subject land

Figure 2. Current Zoning Map

The Planning Proposal would provide the proponent the opportunity to lodge a development
application with Council for subdivision of the subject land into two allotments if the
proposed amendments to the Dubbo LEP 2011 are made.

4.  Site Characteristics
The land the subject of the Planning Proposal includes part of Lot 2 DP 22685, 32R Benolong

Road, Dubbo, as shown in Figure 3. The overall land is 265.3 hectares in area; the land the
subject of the Planning Proposal consists of 16 hectares.
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Key: Land proposed to be rezoned Overall subject land

Figure 3. Subject land

The land fronts Benolong Road and is situated approximately 15 kilometres from the Dubbo
Central Business District (CBD). The overall land area is currently utilised for grazing.
However, the land the subject of the Planning Proposal currently contains two dwelling
houses which are presently utilised for the purpose of managing the overall land holding of
1005.3 hectares.

The subject site is bound by land zoned R5 Large Lot Residential to the north, RU4 Primary
Production Small Lots to the east and RU1 Primary Production to the south and west.

5. Planning Considerations
This section of the report provides an analysis against the planning considerations Council is
required to consider in the Planning Proposal process. The information below does not

provide an analysis of all planning considerations associated with the Planning Proposal.

The purpose of this section is to explain any significant matters for consideration in the
Planning Proposal process.
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(i) Dubbo Rural Areas Development Strategy

The Dubbo Rural Areas Development Strategy (including the Dubbo Macquarie District
Development Strategy) forms the basis for the land use zonings and planning controls
provided in the Dubbo LEP.

The land the subject of the Planning Proposal is situated in the Macquarie District. The
Strategy provides the following development objectives:

° Agriculture — A more secure future for agriculture in Dubbo and expansion of its
economic value;

° Transport — Safe and efficient transport links between Dubbo and other major centres,
with capacity for future expansion;

° Tourism — Expand Dubbo’s rural-based tourism industry;

° Recreation — Use the recreational potential of the rural area;

° Settlement — Direct rural settlement pressures into the rural villages and selected areas
of existing fragmentation; and

° Villages — Protect village communities as effective alternatives to urban living.

The subject site adjoins and integrates with land zoned R5 Large Lot Residential to the north
and west. The minimum allotment size for the subdivision of land in this area is eight
hectares. Land to the east of the subject site is zoned RU4 Primary Production Small Lots and
is predominately used for irrigated cropping. This agricultural land is separated from the
subject site by Benolong Road.

The land contains two (2) dwelling houses which are utilised to manage the overall land
holding of 1,005 hectares. This includes a main dwelling and a second dwelling that has been
used to assist in management of the land. Both dwellings appear to have been constructed
prior to the requirement for formal development approval from Council. The proponent has
provided information that both dwellings are no longer required to manage the overall land
holding as the land holding contains another two (2) dwellings which are also utilised in
conjunction with management of the land.

Based on the characteristics of the subject site and the agricultural land use activities
undertaken on adjoining lands, it is considered that the Planning Proposal is consistent with
the provisions of the Strategy and is unlikely to impact agricultural activities undertaken on
adjoining or adjacent lands.

(ii) Section 117 Directions

A number of Section 117 Directions are applicable to the Planning Proposal, as described in
Table 1.

Direction Requirement Consistency

1.2 Rural zones This Direction applies to the | The Proposal is inconsistent
Planning Proposal as the | with the Direction. The
Proposal will affect land | inconsistency is considered to
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Direction Requirement Consistency
within ~ an  existing  or | be of minor significance as the
proposed rural zone which | proposed area for rezoning
includes the alteration of an | already contains two (2)
existing rural zone boundary. | existing dwellings.
This has resulted in this
section of the land having a
character consistent with the
R5 Large Lot Residential
development to the north
west.
1.3 Mining, petroleum | This Direction applies to a | The Planning Proposal is
production and extractive | Planning Proposal that would | inconsistent with the
industries restrict or be incompatible | Direction. The inconsistency

with mining.

is considered to be of minor
significance as the Iland
affected by the Planning
Proposal already contains two
(2) existing dwellings which
would restrict realisation of
mining on the land.

1.5 Rural lands

This Direction applies to a
Planning Proposal that will
affect land within an existing
or proposed rural zone or
changes the existing
minimum lot size on the land
within a rural zone.

The Planning Proposal is
inconsistent with the
Direction. The inconsistency is
considered to be of minor
significance as the proposed
area for rezoning contains two
(2) existing properties and is
consistent with the R5 Large
Lot Residential development
to the north- west.

It is considered that the
Planning Proposal is
consistent with the Rural

Planning Principles contained
within State Environmental
Planning Policy (Rural Lands)
2008.
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Direction

Requirement

Consistency

2.1 Environmental protection
zones

This Direction is applicable
when any Planning Proposal
is prepared. The Direction is
applicable to the Planning
Proposal as some areas of
the subject site are mapped
by the Dubbo LEP 2011
Natural Resource and
Biodiversity Map as featuring
moderate to high biodiversity
characteristics.

The Planning Proposal is
inconsistent with the
Direction. The inconsistency is
considered to be of minor
significance as the proposed
area contains minimal
vegetation.

3.1 Residential zones

This Direction applies to any
Planning Proposal that will
affect land within a proposed
residential zone.

The Planning Proposal is
consistent with the Direction
as it broadens the choice of
building types and locations
available in the housing
market and makes efficient
use of existing infrastructure
and services.

3.3 Home occupations

This Direction applies when
any Planning Proposal is
prepared. The Direction is
applicable as the Planning
Proposal seeks to rezone the
subject area to R5 Large Lot
Residential.

The Planning Proposal is
consistent with the Direction
as the rezoning of the subject
site to R5 Large Lot Residential
would continue to support the
objective of the Direction and
allow ‘Home occupations’ to
be permitted without consent
under the Dubbo Local
Environmental Plan 2011.

3.4 Integrating land use and
transport

This Direction applies to the
Planning Proposal as the
Planning Proposal seeks to
rezone the subject area to R5
Large Lot Residential which
will alter the land use for
residential purposes.

PLANNING AND DEVELOPMENT COMMITTEE

The Planning Proposal is
inconsistent with the
Direction. This inconsistency is
considered to be of minor
significance as the Planning
Proposal does not contain
provisions  for  additional
dwellings on the subject site
which would place increased
demand on the existing
transport network.
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Direction Requirement Consistency
It should also be noted that
the Planning Proposal is
unlikely to result in any
further development on the
land.

6.1 Approval and referral | This Direction is applicable | The Direction requires a

requirements when any Planning Proposal | Planning Proposal to not

is prepared. include or minimise any

requirements for concurrence
from any other applicable
public authority. The Planning
Proposal does not include any
provisions that require
concurrence and is consistent
with this Direction.

6.3 Site specific provisions

The Direction applies to any
Planning Proposal that has
been prepared that will allow
a particular development to
be carried out. This Direction
is applicable to the Planning
Proposal as the proposal will
permit the subdivision of the
rezoned land with
development consent.

The objective of the Direction
is to discourage unnecessarily
restrictive site specific
planning controls.

The Direction requires a
Planning Proposal to not
provide any additional specific
development standards or
requirements to those already
provided on the land. A
Planning Proposal must also
not include any drawings
showing details of the
development.

The Planning Proposal is
consistent with the Direction.

Table 1. Section 117 Directions applicable to a Planning Proposal

(iif)

State Environmental Planning Policies

A number of State Environmental Planning Policies apply to the Planning Proposal. It is
considered that the Planning Proposal is consistent with the following State Environmental

Planning Policies:

° SEPP No 64 — Advertising and Signage;

° SEPP (Exempt and Complying Development Codes) 2008;

° SEPP (Infrastructure) 2007;
° SEPP (Building Sustainability Index: BASIX) 2004;
° SEPP (Rural Lands) 2008; and

PLANNING AND DEVELOPMENT COMMITTEE
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. SEPP No 55 — Remediation of Land.

The following provides information in respect of the Proposal’s compliance with SEPP No. 55
— Remediation of Land and SEPP (Rural Lands) 2008.

State Environmental Planning Policy No. 55 — Remediation of Land

Council’s Environment and Health officers have undertaken assessment of the Proposal’s
compliance with the requirements of the SEPP and have provided the following information:

“The proposed site is currently not listed on Council’s register of potentially
contaminated land. The land is located in an agricultural dryland location adjacent to a
large irrigation area to the east (Macquarie River). The land forms part of a large
farming company that incorporates both dryland and irrigation farming. The location of
the proposed rezoning incorporates two dwellings and a large number of machinery
sheds associated with the existing farming enterprise.

The site does not store and use agricultural chemicals and products associated with the
irrigation business. The site also has aboveground fuel storage tanks which are also
used for the agricultural business. The proposed rezoning will not alter the current use
of the site for agricultural practices and should future development include the
subdivision of this land into smaller lots then this would be the appropriate time to
address any potential contamination ‘hot spots.” In accordance with SEPP 55, the
proposed rezoning will not be increasing the level of soil exposure or harm to occupants
of the site.

It is recommended that at the subdivision stage focused soil testing should be conducted
in the location of the former fuelling area, chemical store and wash area.”

As the current use of the subject land is not proposed to change as a result of the Planning
Proposal, it is considered that no further information is required in respect of contamination.
However, it should be noted that any development application lodged with Council for
subdivision of the land and/or any extension of residential development on the land would
require further consideration in respect of the potential contamination of land.

State Environmental Planning Policy (Rural Lands) 2008

The SEPP aims to guide the sustainable use of rural lands through the provision of specific
rural planning principles. The SEPP requires a Planning Proposal to be consistent with the
following rural planning principles:

° The promotion and protection of opportunities for current and potential productive
and sustainable economic activities in rural areas;

° Recognition of the importance of rural lands and agriculture and the changing nature of
agriculture and of trends, demands and issues in agriculture in the area, region or State;
° Recognition of the significance of rural land uses to the State and rural communities,

including the social and economic benefits of rural land use and development;
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° In planning for rural lands, to balance the social, economic and environmental interests
of the community;

° The identification and protection of natural resources, having regard to maintaining
biodiversity, the protection of native vegetation, the importance of water resources and
avoiding constrained land;

. The provision of opportunities for rural lifestyle, settlement and housing that contribute
to the social and economic welfare of rural communities;

° The consideration of impacts on services and infrastructure and appropriate location
when providing for rural housing; and

° Ensuring consistency with any applicable regional strategy of the Department of
Planning or any applicable local strategy endorsed by the Director-General.

The Planning Proposal is considered to be consistent with the rural planning principles. The
Proposal will allow for the possible subdivision of two existing dwellings on the land.
However, the existing dwellings are located so as to not impede the use of the balance of the
subject land for agricultural purposes and to maintain the larger holding as RU1, consistent
with the LEP.

(iv) Dubbo Local Environmental Plan 2011

The subject land comprises 265.3 hectares and is currently zoned RU1 Primary Production
and has a minimum allotment size for subdivision of 800 hectares. The Planning Proposal
seeks to amend the Dubbo LEP by rezoning 16 hectares of the subject land to R5 Large Lot

Residential with a minimum allotment size of eight hectares.

The objectives of the R5 Large Lot Residential zone are:

° To provide residential housing in a rural setting while preserving, and minimising
impacts on, environmentally sensitive locations and scenic quality;

° To ensure that large residential lots do not hinder the proper and orderly development
of urban areas in the future;

. To ensure that development in the area does not unreasonably increase the demand
for public services or public facilities; and

. To minimise conflict between land uses within this zone and land uses within adjoining
zones.

As previously discussed, the proponent is seeking to subdivide the 16 hectare section of the
land into two of eight hectare lots which will each contain one existing dwelling house.

It is considered that the proposed rezoning of the land to R5 Large Lot Residential is
appropriate given that the land contains two existing dwellings and that the land to the north
and north-west is zoned R5 Large Lot Residential with a minimum allotment size for
subdivision of eight hectares.
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(v) Flora and Fauna

The subject site is mapped as containing high and moderately high biodiversity pursuant to
the provisions of the Dubbo LEP.

It is considered that the Planning Proposal is unlikely to present any significant impacts to
flora and fauna on the site or within the immediate locality.

(vi) Traffic

The Planning Proposal is unlikely to present any significant increase in residential
development on the land. It is also considered that the Planning Proposal is unlikely to
provide any additional traffic impacts in the immediate locality.

(vii) Infrastructure

The subject site contains two existing dwellings that would continue to be serviced by existing
onsite water services and sewerage disposal systems and connection to the electricity
network. It is considered that the Planning Proposal is unlikely to provide any additional
infrastructure requirements in the immediate locality.

(viii) Groundwater Vulnerability

The subject site is mapped as having moderately high and high groundwater vulnerability
pursuant to the provisions of Clause 7.5 of the Dubbo LEP.

The Planning Proposal seeks to create provisions under the Dubbo LEP for a future
subdivision that will result in one existing dwelling on each allotment. It is considered that the
Planning Proposal would not impact groundwater on the site or within the immediate
locality.

(ix) Aboriginal Archaeology

A search of the Aboriginal Heritage Information System (AHIMS) has revealed that no
Aboriginal sites have been recorded in or near the subject site nor have any Aboriginal places
been declared in or near the subject site.

SUMMARY

Council is in receipt of a Planning Proposal that seeks to rezone of Part Lot 2 DP 22685, 32R
Benolong Road, Dubbo from RU1 Primary Production (800 hectare minimum allotment size)
to R5 Large Lot Residential (eight hectare minimum allotment size) under the provisions of

the Dubbo Local Environmental Plan 2011.

The subject land contains two existing dwelling houses which have been used in conjunction
with an overall agricultural land holding consisting of 1005.3 hectares. The overall land
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holding also contains a further two dwelling houses which are utilised as part of land
management activities for the overall land holding.

The section of the land which is the subject of the Planning Proposal adjoins land fronting
Bulwarra Drive which is zoned R5 Large Lot Residential under the provisions of the Dubbo
LEP. The adjoining lands have a minimum allotment size for subdivision of eight hectares
under the provisions of the Dubbo LEP.

It is considered that the Planning Proposal is consistent with the provisions of the Dubbo
Rural Areas Development Strategy and is unlikely to restrict agricultural land use activities in
the immediate locality given the characteristics of existing development on the land.

It is recommended that the Planning Proposal be submitted to the Department of Planning

and Environment to seek a Gateway Determination.

Appendices:
1 Planning Proposal - Proposed Rezoning and Amendment to Minimum Lot Size -
Benolong Road Dubbo
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REPORT: Draft Development Control Plan -
Sheraton Road Estate

AUTHOR: Manager City Strategy Services
REPORT DATE: 11 October 2016
TRIM REFERENCE: 1D16/1862

EXECUTIVE SUMMARY

Council has been provided with a draft site-specific Development Control Plan by the owner
of Lot 1 DP 880413, Sheraton Road, Dubbo included here as Appendix 1. The subject land is
situated in the South-East Dubbo Residential Urban Release Area under the provisions of the
Dubbo Local Environmental Plan 2011 (LEP).

The draft Development Control Plan (draft DCP) has been prepared as a requirement of
Clause 6.3 of the LEP to facilitate development of the subject land. The draft DCP is required
to be prepared prior to any development on the land including development for the purposes
of residential land subdivision.

The draft DCP has been prepared utilising a similar structure, form and content as the Dubbo
Development Control Plan 2012 (Dubbo DCP 2012). It is considered that this will aid in the
understanding of the Plan by the Dubbo Building and Development Industry and ensure a
level of parity between the expectations of the Dubbo DCP 2012 and the draft DCP.

The proponent has also provided an associated Development Application to Council which
seeks to subdivide the land into 51 lots. It should be noted that the Development Application
cannot be determined by Council without a valid site-specific Development Control Plan
being in place.

The draft DCP has been prepared in a number of separate components which are consistent
with the structure of the Dubbo DCP 2012. The draft DCP consists of the following
components:

° Introduction;
° Residential Subdivision Controls (Dwellings and Dual Occupancies); and
° Residential Design (Dwellings and Dual Occupancies).

The subject land is situated on the eastern edge of the South-East Residential Urban Release
Area and is not directly connected to any adjoining residential development currently being
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undertaken in the Keswick Estate or the Southlakes Estate. The location of the land presents a
number of key servicing issues for the future development of the land including stormwater
infrastructure, sewer servicing and access to the land. Specific provisions have been included
in the draft DCP to ensure any development on the land can be provided in accordance with
Council’s requirements.

This report recommends that the draft Sheraton Road Estate Development Control Plan be
adopted by Council for the purposes of public exhibition and placed on public display in
accordance with the requirements of the Environmental Planning and Assessment
Regulation, 2000 for a period of not less than 28 days.

Following completion of the public exhibition period, a further report will be provided to
Council for consideration.

FINANCIAL IMPLICATIONS

The proponent has provided payment of the applicable fee for the preparation and
assessment of a Development Control Plan in accordance with Council’s Revenue Policy.

POLICY IMPLICATIONS

If adopted by Council, the draft DCP will form a Council Policy which will guide development
on the subject site and be required to be considered by Council in the assessment and
determination of any future development applications on the subject site.

RECOMMENDATION

1. That the draft Sheraton Road Estate Development Control Plan as provided here in
Appendix 1 be adopted for the purposes of public exhibition.

2. That the draft Sheraton Road Estate Development Control Plan be placed on public
exhibition for a period of no less than 28 days in accordance with Clause 18 of the
Environmental Planning and Assessment Regulation, 2000.

3. That a further report be presented to Council for consideration following completion
of the public exhibition period.

Steven Jennings
Manager City Strategy Services
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BACKGROUND

The Dubbo Local Environmental Plan 2011 (LEP) was gazetted on 11 November 2011. The LEP
identifies three Residential Urban Release Areas including the following:

° North-west Residential Urban Release Area;
° South-west Residential Urban Release Area; and
° South-east Residential Urban Release Area.

The LEP zoned land in the defined Dubbo Residential Urban Release Areas for the purpose of
residential development could yield approximately 5,881 residential allotments.

The defined Dubbo Residential Urban Release Areas have been identified in the Dubbo
Residential Urban Areas Development Strategy since 1996 as providing for the logical
expansion of residential development opportunities in the City.

The general location of the defined Dubbo Residential Urban Release Areas is shown in Figure
1.

Figure 1. Defined Residential Urban Release Areas — Dubbo Local Environmental Plan 2011
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The subject lands of the draft DCP as contained in the South-East Residential Urban Area are
shown in Figure 2.

Figure 2. Sheraton Road Estate within the South-East Dubbo Residential Urban Release Area

1. South-East Dubbo Residential Urban Release Area Structure Plan

Council at its meeting held on 25 May 2016 adopted the South-East Dubbo Residential Urban
Release Area — Stage 1 Structure Plan. The role of the Structure Plan was to analyse
opportunities and constraints relating to land in the area and provides associated strategic
residential growth principles for the ultimate development of this land.

The Structure Plan also provides high level consideration of infrastructure requirements
including traffic and access across the precinct and sets a variety of development densities
which are consistent with the provisions of the Dubbo Residential Areas Development
Strategy, 1996 and will have the ultimate potential to provide for a variety of housing types
and styles.

The draft DCP has been prepared in accordance with the residential growth principles as
included in the Structure Plan.

REPORT
1. Dubbo Local Environmental Plan 2011
Part 6 of the Dubbo Local Environmental Plan 2011 provides specific requirements for the

development of land situated within defined Residential Urban Release Areas (URAs). In
particular, Clause 6.3 of the Dubbo LEP 2011 states as follows:
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“6.3 Development control plan

(1) The objective of this clause is to ensure that development on land in an urban
release area occurs in a logical and cost-effective manner, in accordance with a
staging plan and only after a development control plan that includes specific
controls has been prepared for the land.

(2) Development consent must not be granted for development on land in an urban
release area unless a development control plan that provides for the matters
specified in subclause (3) has been prepared for the land.

(3) The development control plan must provide for all of the following:

(a)
(b)

(c)

(d)
(e)
(f)

(g)
(h)
(i)
(j)

a staging plan for the timely and efficient release of urban land, making
provision for necessary infrastructure and sequencing,

an overall transport movement hierarchy showing the major circulation
routes and connections to achieve a simple and safe movement system for
private vehicles, public transport, pedestrians and cyclists,

an overall landscaping strategy for the protection and enhancement of
riparian areas and remnant vegetation, including visually prominent
locations, and detailed landscaping requirements for both the public and
private domain,

a network of passive and active recreational areas,

stormwater and water quality management controls,

amelioration of natural and environmental hazards, including bush fire,
flooding and site contamination and, in relation to natural hazards, the safe
occupation of, and the evacuation from, any land so affected,

detailed urban design controls for significant development sites,

measures to encourage higher density living around transport, open space
and service nodes,

measures to accommodate and control appropriate neighbourhood
commercial and retail uses,

suitably located public facilities and services, including provision for
appropriate traffic management facilities and parking.”

Accordingly, a site-specific Development Control Plan is required to be prepared in
accordance with Clause 6.3 prior to any subdivision of land situated in a Residential Urban
Release Area. This will mean that the Dubbo Development Control Plan 2012 will not apply
for any residential development undertaken on the subject lands.

2.  Sheraton Road Estate Development Control Plan

The owner of Lot 1 DP 880413, Sheraton Road, Dubbo has prepared a draft site-specific
Development Control Plan (draft DCP) in accordance with Clause 6.3 of the Dubbo LEP to
facilitate development of the subject lands as shown in Figure 3.
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Figure 3. Sheraton Road Estate Development Control Plan — Subject Lands

The draft DCP has been prepared utilising a similar structure, form and content as the Dubbo
Development Control Plan 2012 (Dubbo DCP 2012). It is considered that this will aid in
understanding of the Plan by the Dubbo Building and Development Industry and ensure a
level of parity between the expectations of the Dubbo DCP 2012 and the draft DCP.

The draft DCP has been prepared in a number of separate components which is consistent
with the structure of the Dubbo DCP 2012. The draft DCP consists of the following
components:

. Introduction;
° Residential Subdivision Controls (Dwellings and Dual Occupancies); and
° Residential Design (Dwellings and Dual Occupancies).

(i)  Part 1 Introduction
This section of the draft DCP provides a number of administrative components required by
the provisions of the Environmental Planning and Assessment Act, 1979 and details where

this specific Plan will be applicable to development undertaken.

In addition, this section also specifies how Council will publicly notify any residential
development applications undertaken on the subject land.

(ii)  Part 2 Residential Development and Subdivision
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Residential Subdivision Controls (Dwellings and Dual Occupancies)

This section of the draft DCP guides and provides specific requirements to assist in the
residential subdivision of the subject lands. The role of this section is to also ensure the
design of subdivisions takes into account a number of planning and infrastructure provisions
in the following areas:

° Element 1 Neighbourhood design

° Element 2 Lot layout

. Element 3 Landscaping

. Element 4 Infrastructure

° Element 5 Street design and road hierarchy
° Element 6 Stormwater management

° Element 7 Water quality management

Residential Design (Dwellings and Dual Occupancies)

This section of the draft DCP guides and provides specific requirements to assist in the
planning, design and undertaking of residential development. The role of this section (and
indeed the draft DCP) is not to provide prescriptive standards for how development should
look; it is to ensure development proponents can be guided in understanding how site
responsive design should be undertaken. This section of the draft Plan provides guidance
across a number of elements including the following:

° Element 1 Streetscape character
° Element 2 Building set-back

° Element 3 Solar access

° Element 4 Private open space and landscaping
° Element 5 Infrastructure

° Element 6 Visual and acoustic privacy

° Element 7 Vehicular access and car parking

° Element 8 Waste management

° Element 9 Non-residential uses

° Element 10  Signage
2.  Key Issues for Development of the Land

The subject land is situated on the eastern edge of the South-East Residential Urban Release
Area and is not directly connected to any adjoining residential development currently being
undertaken in the Keswick Estate or the Southlakes Estate. The location of the land presents
a number of key servicing issues for the future development of the land.

Provisions have been included in the draft DCP to ensure any development undertaken on
the land can be economically provided with the required urban infrastructure in accordance
with the requirements of Council. The following information details a number of the key
servicing considerations for the land.
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(i)  Keswick Stormwater Drainage Review

The Keswick Stormwater Drainage Review was prepared by consultants, Cardno in August
2010 and was subsequently adopted by the former Dubbo City Council. The Keswick
Stormwater Drainage Review provides Council’s Strategic Plan for the delivery of stormwater
infrastructure in the south-east area of the City.

The Keswick Stormwater Drainage Review identifies the provision of a stormwater retarding
basin on the land consisting of an overall area of 2.11 hectares of land at the top-water-level,
with a maximum water depth of 3.09 metres, equating to a storage volume of approximately
31.37 mega litres.

Specific provisions have been included in the draft DCP to require any development
proponent for subdivision of the land to ensure compliance is achieved with the
requirements of the Keswick Stormwater Drainage Review. In addition, provisions have also
been included in the draft DCP which allow a development proponent to prepare their own
independent stormwater drainage study for the consideration of Council if they do not
comply with the requirements of the existing adopted Keswick Stormwater Drainage Review.

(ii)  Sewer Infrastructure

Any future development on the land will be required to be connected to Council’s sewer
infrastructure system. Given the location of the land at the eastern edge of the residential
footprint of the City, additional requirements have been included in the draft DCP in respect
of sewerage infrastructure.

The draft DCP includes provisions which require any development application for subdivision
of the land to include information showing the results of investigations into how the land can
be economically serviced with Council’s existing gravity sewerage infrastructure. In addition,
the draft DCP also includes specific requirements for circumstances where a subdivision may
not be able to directly connect into Council’s gravity sewerage infrastructure at the present
time.

In circumstances where development on the land cannot connect to Council’s gravity sewer
infrastructure and the construction of a temporary sewerage pump station is required, the
draft DCP will require a development proponent to undertake the preparation of an
Economic Feasibility Analysis. This feasibility analysis is required to include
figures/calculations regarding the anticipated running cost(s) and maintenance cost(s)
associated with any temporary sewerage pump station for a period of not less than 10
years. This assessment is also required to consider all costs associated with disconnection of
any temporary sewerage pump station and subsequent connection to Council’s gravity
sewerage infrastructure at a time connection may be available.
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(iii)  Vehicular Access

The subject land is situated on the corner of Sheraton Road and the unformed road reserve of
Boundary Road. A provision has been included in the draft DCP, which restricts direct
vehicular access to Sheraton Road and the unformed Boundary Road reserve.

3. Future Direction

Following Council’s consideration of this report, the draft DCP is required to be placed on
public exhibition for a period of no less than 28 days in accordance with the requirements
of Clause 18 of the Environmental Planning and Assessment Regulation, 2000. In addition,
Council will notify adjoining and adjacent property owners of the public exhibition.

Following completion of the public exhibition period, a further report will be provided to
Council for consideration.

It should be noted that Council cannot grant approval to any subdivision development
undertaken on the subject land until the draft DCP has been publicly exhibited and adopted
by Council.

SUMMARY

The owner of Lot 1 DP 880413, Sheraton Road, Dubbo has prepared a draft site-specific
Development Control Plan (draft DCP) in accordance with Clause 6.3 of the Dubbo Local
Environmental Plan 2011 (LEP) to facilitate development of the subject lands.

The draft DCP has been prepared utilising a similar structure, form and content as the Dubbo
Development Control Plan 2012 (Dubbo DCP 2012). It is considered that this will ensure a
level of parity between the expectations of the Dubbo DCP 2012 and the draft DCP.

The subject land is situated on the eastern edge of the South-East Residential Urban Release
Area and is not directly connected to any adjoining residential development currently being
undertaken in the Keswick Estate or the Southlakes Estate. The location of the land presents a
number of key servicing issues for the future development of the land including stormwater
infrastructure, sewer servicing and access to the land. Specific provisions have been included
in the draft DCP to ensure any development on the land can be provided in accordance with
Council’s requirements.

The proponent has also provided an associated Development Application to Council which
seeks to subdivide the land into 51 lots. It should be noted that the Development Application
cannot be approved by Council without a valid site-specific Development Control Plan being
in place.

This report recommends that the draft Sheraton Road Estate Development Control Plan be
adopted by Council for the purposes of public exhibition and placed on public display in
accordance with the requirements of the Environmental Planning and Assessment
Regulation, 2000 for a period of no less than 28 days.
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Appendices:
1 Draft Development Control Plan - Sheraton Road Estate
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REPORT: Dubbo CBD Precincts Plan - Status Report

AUTHOR: Manager City Strategy Services
REPORT DATE: 11 October 2016
TRIM REFERENCE: 1D16/1864

EXECUTIVE SUMMARY

The Dubbo CBD Precincts Plan was adopted by the former Dubbo City Council at its meeting
held on 29 March 2016 and includes four (4) separate and distinct implementation programs
which are reflective of the core pillars of success for the Dubbo Central Business District
(CBD). The implementation programs included in the Dubbo CBD Precincts Plan are as
follows:

° ‘Ignite’ Placemaking Program;

° Fast Track Approvals Program;

° CBD Infrastructure Improvements Program; and
o Development Incentive Program.

The purpose of this report is to provide an update as to the progress towards achievement of
the 50 Bright Ideas as included in the Dubbo CBD Precincts Plan. The report includes a brief
statement as to the status of the 50 Bright Ideas that have either been achieved or are
currently underway. A full list of the 50 Bright Ideas included in the Dubbo CBD Precincts Plan
is provided here in Appendix 1.

To facilitate achievement of the Lighter, Quicker, Cheaper projects, a separate Ignite
Placemaking Program has been developed for the Dubbo CBD by the City Development and
Communications Branch. The Ignite Placemaking Program is overseen by the Ignite Program
Coordinator. Progress in respect of the ‘Ignite’ Placemaking Program has not been
considered in this report and is subject to a separate reporting process as a component of the
Economic Development Action Plan which is reported to Council on a biannual basis.

It is recommended that this report be noted and plan reporting in respect of the Fast Track
Approvals Program, the CBD Infrastructure Improvements Program and the Development
Incentive Program continue to be provided to Council on a six monthly basis in April and

October annually.

FINANCIAL IMPLICATIONS
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There are no financial implications arising from this report.

POLICY IMPLICATIONS

There are no policy implications arising from this report.

RECOMMENDATION

That the information contained in this report be noted.

Steven Jennings
Manager City Strategy Services
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BACKGROUND

The Dubbo CBD Precincts Plan provides the community’s vision of a multi-functional, diverse
and vibrant centre. The Plan identifies unique characteristics of the Dubbo CBD to be
maintained including such things as the ‘high street’ shopping experience. However, the Plan
also encourages such things as new and revitalised uses, including encouraging residential
development in the CBD, making it easier to do business in the CBD and developing an
Incentive program. The CBD Precincts Plan is also a practical plan which identifies bright ideas
the community can pursue to help maintain and grow the CBD now and into the future.

The overarching goal of the Dubbo CBD Precincts Plan is to provide a concise and easily
understood strategic plan that provides for appropriate systems and mechanisms to enable
implementation and achievement of the 50 bright ideas identified by the community.

The former Dubbo City Council at its meeting on 29 March 2016 considered a report in
respect of the CBD Precincts Plan and resolved as follows:

“1.  That the draft Dubbo CBD Precincts Plan provided here in Appendix 2 be adopted.

2. That the people who provided the submissions included in Appendix 1 of this
report be advised of the outcome of Council’s considerations and thanked for their
submissions.

3. That an advertisement advising of the adoption of the Dubbo CBD Precincts Plan
be placed in local media.

4. That formal correspondence be provided to all persons involved in the ‘Ignite Our
Centre’ Community Engagement Program and preparation of the Dubbo CBD
Precincts Plan, thanking them for their assistance in these processes.

5, That a further report be provided to Council for consideration in June 2016
detailing progress for the elements included in the four Implementation Programs
included in the Plan.”

It is also important to note that the CBD Precincts Plan is a community-led Plan, with the
actions areas and associated bright ideas coming directly from the Ignite Our Centre
Community Engagement Program. As the CBD Precincts Plan was developed by the Dubbo
community, it is also important to note that the actions are not solely the responsibility of
Council. The actions and bright ideas identified in the Plan should continue to be achieved as
a partnership with the community, businesses within the Precincts identified in the Plan and
by Council.

REPORT
1. Implementation of the CBD Precincts Plan

The Dubbo CBD Precincts Plan includes four (4) separate and distinct implementation
programs reflective of the core pillars of success for the Dubbo CBD which include as follows:
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° ‘Ignite’ Placemaking Program;

° Fast Track Approvals Program;

° CBD Infrastructure Improvements Program; and
. Development Incentive Program.

The following provides a brief explanation of each of the four (4) Programs that will deliver
many of the Bright Ideas included in the CBD Precincts Plan. In addition, a brief comment has
also been provided in respect of the Bright Ideas which are completed and/or are currently
underway. A full list of the Bright Ideas included in the CBD Precincts Plan is provided here in
Appendix 1.

(i) ‘Ignite’ Placemaking Program

The ‘Ignite’ Placemaking Program is a Council-funded initiative, which aims to quickly
implement many of the 50 Bright Ideas for placemaking in the Dubbo CBD. The program will
initially run for two (2) years after which a detailed review of the program will be undertaken
by Council.

The Dubbo ‘Ignite’ Placemaking Program has the following aims:

° To contribute to the distinctive branding and identification of the City Centre as a whole
and to individual precincts within the CBD.

° To allow for quick implementation of small scale activation projects and to test
concepts for larger scale implementation.

° To deliver many of the lighter and quicker projects identified by the community as part
of the 50 Bright Ideas.

° To encourage and support stakeholders in the identification and development of
further placemaking projects for delivery.

° To develop and implement metrics for assessing the impact of placemaking activities on
retail trade, CBD foot traffic and new business attraction.

The Ignite Program Coordinator commenced in March 2016. The role of the Ignite Program
Coordinator is to act as a first point of contact for Dubbo CBD stakeholders with Council in the
delivery of the identified projects, to work with stakeholders to identify new projects and to
act in a coordinating capacity to achieve the identified projects and initiatives and to facilitate
new projects and initiatives.

It should be noted that plan reporting in respect of the ‘Ignite’ Placemaking Program has not
been considered in this report and is subject to a separate reporting process as a component
of the Economic Development Action Plan, which is reported to Council on a biannual basis.

(ii)) Fast Track Approvals Program
The Dubbo CBD Precincts Plan identifies a comprehensive program of policy changes,
streamlined processes, improved documentation and information guides to assist

achievement of the following Bright Ideas. The Bright Ideas in respect of the Fast Track
Approvals Program that are currently underway or completed are included in Table 1.
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Bright Bright Ideas Progress Comment
Idea No.

23 Streamline the process to obtain a busking Complete.

24

Allow coffee shops/cafes to have longer trading
hours and utilise social media and on-street
advertising for promotions.

Complete and ongoing.

Expressions of interest
provided to coffee shops and
cafes. A number have taken up
the opportunity.

25

Enable pop-up eateries at key sites in the CBD,
such as Bligh Street along the river corridor.
Enable the use of mobile food trolleys, vans,
shipping containers and other temporary
structures for pop-up food and beverage.

Underway and ongoing.

A review of all Council policies
is currently being undertaken
following the amalgamation of
the former Dubbo City and
Wellington councils to improve
clarity of provisions.

A new Statement of
Environmental Effects
template and guidance
document is now available on
Council’s website for use for
development in the Dubbo and
Wellington CBDs.

A new pop-up shop policy has
been prepared and will shortly
commence operation. The

pop-up shop policy will also be
available on Council’s website.

26

Investigate options for a revised Street Trading
Policy to allow retailers and traders to easily
utilise the footpath for street trading and
promotions.

Underway.

A new draft Local Approvals
Policy is currently being
prepared for the Dubbo
Regional Local Government
Area.

Table 1. Bright Ideas in respect of the Fast Track Approvals Program that are currently underway or completed.
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(iii) CBD Infrastructure Improvements Program

The CBD Precincts Plan identifies a number of areas where the structure and operation of
current infrastructure supporting the CBD may need to be examined and targeted
improvements developed. Such areas include (but are not limited to) street lighting, traffic
and parking arrangements. However, a significant issue for consideration is vehicular access
arrangements to and from the CBD, including access from the L H Ford Bridge.

The CBD Precincts Plan includes a number of ideas that require further detailed studies to be
undertaken and to develop investment options for improvements to CBD infrastructure. This
will enable the Dubbo CBD to be adequately prepared for the future, make it more resilient to
economic change and able to accommodate future growth and development requirements.

The 50 Bright Ideas in respect of the CBD Infrastructure Improvements Program that are
currently underway or completed are included in Table 2.

28 Plan for infrastructure upgrades to the Rotunda | Underway and ongoing
eg paint roof, maintain power points, installation
of a permanent light show, etc. Painting of the Cyril Flood

Rotunda is proposed to be
undertaken prior to the end of
2016.

29 Bike parking - Investigate current allocation and | Underway and ongoing.
utilisation of bike parks in the CBD.

Council is in receipt of the final
report from Consultants
Cardno who have completed
the Dubbo Pedestrian Access
and Mobility Plan and Dubbo
Bike Plan.

The results of the consultancy
are proposed to be provided to
Council for consideration prior
to the end of 2016.
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30 Investigate options to link the Tracker Riley Underway and ongoing.
Cycleway to the CBD (eg trail of LED-Ilit
sculptures to the CBD, designed through a Council is in receipt of the final
business-sponsored competition). report from Consultants

Cardno who have completed
the Dubbo Pedestrian Access
and Mobility Plan and Dubbo
Bike Plan.

The results of the consultancy
are proposed to be provided to
Council for consideration prior
to the end of 2016.

31 Plan for footpath extensions or removal of some | Underway and ongoing.
car parking spaces to provide for alternatives
such as street dining or parklets. Options for the provision of

street dining or parklets
continue to be investigated.
Work is currently centred on
reviewing Council’s systems
and processes for street
activities through the
preparation of a new Local
Approvals Policy for Dubbo
and Wellington.

33 Investigate the current vehicle parking Underway and ongoing.
requirements for various types of business
activities and developments in the CBD. A review of Council’s vehicle

parking requirements is
currently underway as a
component of a new
comprehensive Development
Control Plan for the Dubbo
Regional Local Government
Area.

35 Investigate options for the provision of shade Underway and ongoing.
over Council-owned carparks in the CBD.
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37 Investigate options for permanent lighting Underway and ongoing
installations in the CBD at night time to improve
safety and security. A review of all heritage lighting

in the CBD has been
undertaken with all lighting
now operational.

39 Consider further extension of existing bike paths | Underway and ongoing.
along Bligh Street and make bike paths safer for
children to ride in the CBD. Council is in receipt of the final

report from Consultants
Cardno who have completed
the Dubbo Pedestrian Access
and Mobility Plan and Dubbo
Bike Plan.

The results of the consultancy
are proposed to be provided to
Council for consideration prior
to the end of 2016.

41 Consider access to/from the CBD for all road Underway and ongoing.
users, including active participation in lobbying
for an upgrade of the L H Ford Bridge.

As part of the State
Government announcement
for the proposed duplication of
the L H Ford Bridge, Roads and
Maritime Services are
currently undertaking planning
work in respect of the
proposed duplication. Itis
understood that the
preliminary results of this
analysis will be provided in
December 2016.

This work will ultimately
inform the future access
network to the CBD.

Table 2. Bright Ideas in respect of the CBD Infrastructure Improvements Program that are currently underway or
completed.
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(iv) Development Incentive Program

The Dubbo CBD Precincts Plan promotes the need for the further Incentive of development in
the City Centre to ensure the Dubbo CBD remains as the focal point for the Orana Region. A
number of submissions from stakeholders and the community pointed to the need to
consider options to encourage new businesses and entities to set up in the City Centre,
through the provision of targeted development incentives.

The Bright Ideas in respect of the Development Incentive Program that are currently
underway or completed are included in Table 3.

Bright The Bright Ideas Progress Comment
Idea No.
45 Encourage use and activation of the former Post | Underway and ongoing.

Office building.
Examination of heritage grant
funding and other
mechanisms.

Council staff and Heritage
Advisor continue to facilitate
numerous enquiries for use
and development of the
former Post Office building.

46 Develop a start-up kit and other mechanisms for | Underway.
new businesses to encourage new business in
the CBD.

47 Consider the provision of targeted development | Underway.

incentives through Section 94 and 94A
contributions’ regimes for the CBD to encourage
development.

As part of the State
Government announcement
for the proposed duplication of
the L H Ford Bridge, Roads and
Maritime Services are currently
undertaking planning work in
respect of the proposed
duplication. It is understood
that the preliminary results of
this analysis will be provided in
December 2016.
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Bright The Bright Ideas Progress Comment
Idea No.

49 Seek a financial suitability and constraints Underway.

assessment for undertaking residential
development in the CBD.

Preparation of fee proposal for
consultancy undertaken.

Assessment of a number of
mechanisms and options for
consultancy structure currently
being undertaken.

Preliminary consultancy results
anticipated by end of 2016.

Table 3. Bright Ideas in respect of the Development Incentive Program that are currently underway or

completed.

It should be noted that plan reporting in respect of the ‘Ignite’ Placemaking Program has not
been considered in this report and is subject to a separate reporting process as a component
of the Economic Development Action Plan which is reported to Council on a biannual basis.

SUMMARY

This report provides an update to Council on the progress towards achievement of the 50
Bright Ideas as included in the Dubbo CBD Precincts Plan. The report includes a brief
statement as to the status of the 50 Bright Ideas that have either been achieved or are
currently underway. A full list of the Bright Ideas included in the Dubb CBD Precincts Plan is
provided here in Appendix 1.

It is recommended that the information contained in this report be noted.

Appendices:
1 50 Bright Ideas - Dubbo CBD Precincts Plan Implementation Program
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REPORT: Dubbo Developer Contributions System -
Update Report

AUTHOR: Manager City Strategy Services
REPORT DATE: 11 October 2016
TRIM REFERENCE: 1D16/1869

EXECUTIVE SUMMARY

Council commenced a review of the Dubbo Developer Contributions System in November
2014. The primary aim of the review was to ensure Council’s suite of Contributions Plans
remain current, allow for the delivery of required infrastructure without placing further stress
on the land rating system, and ensure the continued economic growth of the City.

A core component of this review is to assess the level of contributions collected relative to
development undertaken in the City, and to consider further incentives to development.
Development of the Dubbo Developer Contributions System is currently being undertaken in
three (3) separate stages, as provided below:

Stage 1
° Section 94 Contributions Plan for Dubbo Open Space and Recreation Facilities; and
° Section 94A Contributions Plan for Residential Infill Development.

Stage 2
° Section 94 Contributions Plan — Dubbo Road and Traffic Management Facilities.

Stage 3

° Section 64 Contributions Policy — Dubbo Urban Stormwater;

° Section 64 Contributions Policy — Dubbo Sewer;

° Section 64 Contributions Policy — Dubbo Water;

. Section 94A Contributions Plan — Dubbo Rural and Villages; and

° Section 94 Contributions Plan — Dubbo Central Business District Car Parking.

Works are currently underway across the many components of the Dubbo Developer
Contributions System however, it is acknowledged that the planning process currently being
undertaken by Roads and Maritime Services in respect of the proposed duplication of the L H
Ford Bridge continues to delay progression of the Section 94 Contributions Plan for Dubbo
Urban Roads and Traffic Management Facilities.
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The purpose of this report is to provide an update on the development of various
components of the System and to examine any significant delays that may arise in the

development process.

FINANCIAL IMPLICATIONS

There are no financial implications arising from this report.

POLICY IMPLICATIONS

There are no policy implications arising from this report.

RECOMMENDATION

That the information contained in this report be noted.

Steven Jennings
Manager City Strategy Services
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BACKGROUND

Council commenced a review of the Dubbo Developer Contributions System in November
2014. The primary aim of the review was to ensure Council’s suite of Contributions Plans
remains current, allow for the delivery of required infrastructure without placing further
stress on the land rating system, and ensure the continued economic growth of the City is
maintained.

A core component of the review is to assess the level of contributions collected relative to
development undertaken in the City and to consider further incentives to development.

The former Dubbo City Council at its meeting held on 24 November 2014 considered a report
in relation to the review and resolved for the new Dubbo Developer Contributions System to
consist of the following key elements:

- e N

" Section
Section 94 || Section 64

94A

Open Space and
Recreation

Residential Infill

Road and Traffic

Rural and
Villages Management
Facilities
Carparking Stormwater
o N AN

Voluntary Planning Agreements

Dubbo Zirconia Quarry
Cobbora Coal Brocklehurst Others

Figure 1. Dubbo Developer Contributions System

The Dubbo Developer Contributions System, as previously adopted by the former Dubbo City
Council, is to consist of a number of plans and elements which will continue to facilitate
development of Dubbo whilst ensuring infrastructure is provided that meets the needs of a
growing population.
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The following elements are included in Stage 1 of the System:

. Section 94 Contributions Plan for Dubbo Open Space and Recreation Facilities; and
. Section 94A Contributions Plan for Residential Infill Development.

Stage 2 of the System includes preparation of the following Plan:

. Section 94 Contributions Plan — Dubbo Road and Traffic Management Facilities.

Stage 3 of the System includes preparation of the following elements:

° Section 64 Contributions Policy — Dubbo Urban Stormwater;

° Section 64 Contributions Policy — Dubbo Sewer;

. Section 64 Contributions Policy — Dubbo Water;

° Section 94A Contributions Plan — Dubbo Rural and Villages; and

° Section 94 Contributions Plan — Dubbo Central Business District Car Parking.

The purpose of this report is to provide an update on the development of various
components of the System and to examine any significant delays that may arise in the
development process.

REPORT

1. Stage 1 of the Dubbo Developer Contributions System

Stage 1 of the Dubbo Developer Contributions System includes the following components:

. Section 94 Contributions Plan for Dubbo Open Space and Recreation;
° Section 94A Contributions Plan for Residential Infill Development; and

(a) Section 94 Contributions Plan for Dubbo Open Space and Recreation
The new Section 94 Contributions Plan for Dubbo Open Space and Recreation was adopted by
Council at its meeting held on 22 June 2016. The new Plan commenced operation on 1 July

2016.

The new Plan presents a significant reduction in the contributions levied for open space and
recreation facilities across Dubbo.

(b) Section 94A Contributions Plan for Residential Infill Development
Stage 1 of the Dubbo Developer Contributions System also includes the preparation of a new
Section 94A Contributions Plan for Residential Infill Development. This Plan is proposed to

apply to development undertaken on land zoned R1 General Residential and B4 Mixed Use
which is adjacent to the Dubbo Central Business District.
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A Section 94A Developer Contributions Plan levies contributions which are restricted to a flat
percentage rate of the capital cost of development in accordance with the following:

. Development with a value of $100,000 or less (no contribution applicable);

. Development with a value between $100,001 and $200,000 (contribution of 0.5% of the
development value); or

° Development with a value of $200,001 or more (contribution of 1% of the development
value).

Following commencement of the new Section 94 Plan for Dubbo Open Space and Recreation
Facilities, the location and overall use of the Section 94A Contributions Plan for Residential
Infill Development is under review in line with current planning practices, expected
development, and overall management of the Dubbo Developer Contributions System.
Following this review, it is anticipated that similar mechanisms could be provided in the
Section 94 Contributions Plan for Dubbo Urban Roads and Traffic Management Facilities. This
will further reduce the complexity of the system whilst incentivising urban infill development
through a similar Section 94A levy component.

2.  Stage 2 of the Dubbo Developer Contributions System

Stage 2 of the Dubbo Developer Contributions System includes the preparation of a new
Section 94 Contributions Plan for Dubbo Road Traffic Management Facilities.

At the core of the Plan is a detailed work schedule that includes specific transport
infrastructure projects across Dubbo. Preparation of a detailed work schedule will be required
to be identified and prepared by Council’s Technical Services Division. Preparation of a new
work schedule for the Section 94 Plan can only be progressed following completion of the
planning processes by Roads and Maritime Services (RMS) in respect of the proposed
duplication or otherwise of the L H Ford Bridge.

Depending on the specific bridge option and alignment chosen by the RMS, this may
significantly impact Council’s future transportation infrastructure planning for Dubbo. At the
present time, the RMS has provided information that an approximate bridge location and
alignment will be determined in late 2016.

Following the release of the specific bridge location and alignment, the Dubbo City
Transportation Strategy to 2045 will be required to be suitably updated and an amended
capital project schedule prepared. Following completion of these activities, a detailed
transport infrastructure work schedule can be prepared that will form the basis of a new
Section 94 Contributions Plan for Dubbo Roads and Traffic Management Facilities. In
preparing a work schedule, Council can now only include works that are required to be
delivered over a 10 year time period. In addition, Council has to ensure that an appropriate
nexus exists between the works required and the level of new development likely to occur.

Ideally, a new draft Section 94 Contributions Plan for Dubbo Roads and Traffic Management
Facilities can be prepared in a draft format by September 2017.
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3.  Stage 3 of the Dubbo Developer Contributions System

Stage 3 of the Dubbo Developer Contributions System includes development of the following
Plans:

° Section 64 Contributions Policy (Developer Servicing Plan) — Dubbo Urban Stormwater;
. Section 64 Contributions Policy (Developer Servicing Plan) — Dubbo Sewer;

° Section 64 Contributions Policy (Developer Servicing Plan) — Dubbo Water;

. Section 94A Contributions Plan — Dubbo Rural and Villages; and

° Section 94 Contributions Plan — Dubbo Central Business District Car Parking.

Works have commenced in respect of a number of elements contained in Stage 3 of the
system. This includes preparatory work towards the preparation of the Section 64
Contributions Policy for Dubbo Urban Stormwater and an Operational Review of the current
Dubbo Section 64 Water and Sewerage Contribution Policy.

(a) Section 64 Contributions Policy (Developer Servicing Plan) — Dubbo Urban Stormwater

Following release of 2016 Developer Charges Guidelines for Water Supply, Sewerage and
Stormwater by the Department of Primary Industries, further preparatory and planning
activities can now be undertaken in respect of a new Section 64 Contributions Policy for
Dubbo Urban Stormwater. A key component of a new Section 64 Contributions Policy for
Stormwater is an understanding of the future stormwater drainage requirements in respect
of the defined Residential Urban Release Areas under the provisions of the Dubbo Local
Environmental Plan 2011.

To ensure adequate planning of the Urban Release Areas is undertaken, City Strategy Services
are currently preparing Issue Papers in respect of the North-West and South-West Residential
Urban Release Areas. The role of the Issue Papers is to provide a high level examination of
overall development constraints, opportunities and to examine the process and requirements
to be undertaken towards the preparation of detailed Structure Plans for each Urban Release
Area. A core requirement of the structure planning process for the north-west and south-
west is to also understand the role and focus of infrastructure provision in these areas.

(b) Operational Review — Section 64 Water and Sewerage Contribution Policy

Preparatory work towards an Operational Review of the Section 64 Water and Sewerage
Contribution Policy has been recently commenced. The role of the review will be to
undertake an assessment of the status of components included in the work schedule in the
Policy and to undertake minor updates to the Policy including mapping and any other
activities that will not necessitate public exhibition processes.

The results of the Operational Review will directly inform preparation of a new Water and

Sewerage Contributions Policy as a component of the Dubbo Developer Contributions
System.
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4. Wellington Developer Contributions Plans

Development undertaken in the former Wellington Local Government Area is subject to the
requirements of two (2) Developer Contributions Plans as provided below:

° DSP No. 1 — Wellington Development Servicing Plan 2006; and
° Wellington Section 94A Contributions Plan 2012.

Both plans apply to all lands within the former Wellington Local Government Area. An
Operational Review of both the Wellington Development Servicing Plan and the Wellington
Section 94A Contributions Plan will be undertaken prior to September 2017.

SUMMARY

It is recommended that the information contained in this report be noted.
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