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Issues Paper 2015 amendments 
 
This Issues Paper is an update of the Yippin Creek Structure Plan Issues Paper (Oct 
2015) which was exhibited earlier in the structure planning process.  The updates 
include: 
 

 State Government agencies responses to the Issues Paper exhibition added 
as Annexure ‘A’. 
 

 List of background studies undertaken or reviewed to help inform the Draft 
Structure Plan preparation included in chapter 1.  

 

 Additional detail provided in chapter 2 to clarify the regional and local 
planning context. 

 

 Draft Vision statement included in chapter 3. 
 

 Chapter 4 updated to include results and recommendations of more recent 
ecological survey work regarding threatened frog and microbat species. 
 

 Description of the topography and slope of the study area included in chapter 
5. 

 

 Preliminary yield estimate (formerly chapter 6) deleted and revised yields 
presented in chapter 8 based on the urban/residential potential of the Draft 
Structure Plan area. 

 

 Status update provided in section 6.1 ‘Traffic Infrastructure’ regarding the 
proposed upgrade of Beechwood Road, including the existing timber bridge 
crossing over Yippin Creek. 

 

 Cost estimates for water supply work under section 6.2 deleted recognising 
that these costs change overtime. 

 

 Potential neighbourhood park location identified adjacent to Yippen Creek 
Road in section 7.1. 

 

 Additional information included in relation to heritage issues (including 
Aboriginal heritage) under section 7.4. 

 

 Chapter 9 ‘Next steps’ updated. 
 
Some maps have also been revised, as follows: 
 

 Ecological summary map, flood map and stormwater drainage map updated 
to show waterway locations corresponding with the 0.5m contour to better 
represent the location of waterways in the study area. 

 

 Concept road network map updated to show a revised road layout and 
potential for pedestrian and cycleway connections over Yippin Creek linking 
to Duncan and Pead Streets. 

 

 Concept sewer servicing map reformatted for improved legibility. 
 

 Open space map updated to show potential new neighbourhood park 
location. 

 
A number of minor changes have also been made which do not alter the intent of the 
2015 Issues Paper but improve sentence structure. 
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1.0   Introduction 
 
 
The Yippin Creek investigation area, near Wauchope, has been identified in the Port 
Macquarie-Hastings Urban Growth Management Strategy 2011 (UGMS) as an 
important investigation area for urban expansion in close proximity to Wauchope.   
 
The UGMS recommends that a Structure Plan be prepared for Yippin Creek to guide 
future rezoning, infrastructure delivery and urban development in the area over the 
next 20 years.  The main aim is to ensure that any future growth takes place in a co-
ordinated and sustainable way in consultation with the local community.   
 
The intended outcome is to provide a framework for future urban expansion in Yippin 
Creek that will guide land use planning and decision-making by Council and the 
community.   

 
1.1   Yippin Creek study area 

The Yippin Creek study area is located approximately 2 kilometres (km) west of the 
Wauchope town centre and covers an area of approximately 170 hectares (ha).  The 
land contains farmland (mostly grazing), undeveloped bushland, rural-residential 
dwellings and a spring water business.  Figure 1 shows the study area in context of 
Wauchope and Figure 2 provides a more detailed site plan. 
 
About two-thirds of the study area is largely clear of vegetation, with heavily cleared 
rural grazing lands containing mostly only scattered paddock trees located in the 
west and south.  The remainder of the study area is relatively vegetated, with rural-
residential areas containing parkland vegetation over mown or grazed grassland.  
Remnant native vegetation patches with understorey present occur as bush patches 
in the north and in the south along Yippin Creek.   
 
Land ownership is fragmented (42 landowners) with the majority of small lots (<3ha) 
located off Woodland Grove and Rosella Place in the north-east, mid-sized lots 
(approx 10ha) in the central north and south, and two larger properties (>20 ha) 
situated on the western boundary. 
 
A Manufactured Housing Estate (MHE) known as The Oxley Club, which is not yet 
constructed, has been approved for 323 house sites in the south-west of the study 
area with access off the Oxley Highway.  The remainder of the study area is 
accessed off Yippen Creek Road, via Beechwood Road to the north. 
 
Rural land adjoins to the north and west, the majority of which is intact bushland.  To 
the south is the Timbertown  Estate and adjoining residential land releases, which 
are currently under construction include, the Timbertown Estate Stage 8 (102 lots) to 
the southeast and Glen View Park Estate to the east (235 lots).   
 
The Oxley Club MHE approval includes provision for direct vehicular access to 
Timbertown Estate Stage 8 and pedestrian access across Yippin Creek connecting 
to the earlier stages of the Timbertown Estate.  
 
All land in the study area is currently zoned RU1 Rural, with a minimum subdivision 
lot size requirement of 40 hectares.  The Oxley Club MHE site also contains a slither 
of Zone 2 Residential land along its eastern boundary, with a minimum subdivision lot 
size 450 square metres (sqm). 
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Figure 1 - Locality plan 
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.  
 
 

 
Figure 2 - Yippin Creek study area  

 
1.2   Why a Structure Plan? 

A Structure Plan is used to guide future land rezoning and development and is one of 
the best strategic land use planning measures to ensure that a new community is 
well planned.  It allows the attributes of the natural environment to determine the best 
location for future development and guides planning for infrastructure (such as roads, 
water, sewer) and community facilities to be properly co-ordinated with new residents 
moving into an area.   
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The preparation of a Draft Structure Plan for Yippin Creek will be guided by the 
following key strategic objectives: 

 To provide a high level strategic framework to guide future more detailed 
planning within the study area and identify matters requiring further 
investigation. 
 

 To co-ordinate development through integrated land use and infrastructure 
planning and development, ensuring that the most efficient and responsible 
use is made of land and infrastructure. 
 

 To ensure that the area’s natural and environmental assets are protected and 
that the biodiversity of the area is maintained. 
 

 To complement existing development in Wauchope and provide an attractive 
place to live for future residents in the Yippin Creek Area. 

 
1.3   Structure Plan development 

Development of the Yippin Creek Structure Plan will involve the following key steps: 

 Opportunities and Constraints Analysis - identification and resolution of 
major challenges such as, the retention of important vegetation areas, 
stormwater and flooding issues, service infrastructure provision and 
community needs. 
 

 Vision - development of a ‘Vision’ for Yippin Creek to form a basis for the 
Structure Plan which reflects input from the community and key stakeholders. 
 

 Guiding Principles - identification of a set of principles to guide future urban 
development. 

 

 Development of a Draft Structure Plan - based on consideration of site 
issues, testing of development scenarios, community feedback, the ‘Vision’ 
for Yippin Creek and the guiding principles.  

 

 Final Structure Plan - following public exhibition of a Draft Structure Plan 
and consideration of submissions. 

 
1.4   Community and stakeholder involvement 

Consultation is proposed to occur throughout the preparation of a Draft Structure 
Plan.  Activities to date have included: 

 a landowners’ information evening undertaken at the start of the project on 28 
Apr 2015 and attended by approximately 35 people 
 

 public exhibition of an Issues Paper for landowner, community and State 
government feedback (16 Oct - 16 Nov 2015) 

 

 a community information evening held on 27 October 2015 during the Issues 
Paper exhibition and attended by approximately 14 people, and 

 

 individual meetings with landowners and other stakeholders. 
 
During these early consultations, a number of landowners expressed how they value 
the visual character of the area and some concerns were raised about increased 
residential densities and associated loss of rural character and amenity.  Other key 
matters included: 
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 the adequacy of the existing road network and connectivity to the surrounding 
area 

 flooding impacts on access roads to the north (Beechwood Road) and to the 
south (Oxley Highway) 

 the likely impact of stormwater drainage and localised flooding as a result of 
additional development 

 provision of major service infrastructure including stormwater drainage (where 
not able to be provided on-site), sewerage and water supply, and  

 provision of public open space and additional retail activity. 
 
Submissions from the NSW Department of Primary Industries, the NSW Rural Fire 
Service and the NSW Office of Environment and Heritage in response to the Issues 
Paper exhibition are attached as Annexure ‘A’.   
 
All feedback provided will be taken into consideration in the preparation of a Draft 
Structure Plan.  Further consultation will occur with landowners, the community and 
other key stakeholders during the public exhibition of a Draft Structure Plan.   

 
1.5  Relevant studies  

The following studies have been undertaken or reviewed as background to the 
preparation of a Draft Structure Plan: 
 

 Echo Ecology (May 2016), Summer Ecological Survey Yippin Creek NSW  

 Port Macquarie-Hastings Council (Oct 2015), Yippin Creek Structure Plan 
Issues Paper  

 Echo Ecology (Aug 2015), Ecological Constraints and Opportunities Yippin 
Creek NSW  

 Port Macquarie-Hastings Council (May 2015), Port Macquarie-Hastings Bike 
Plan 

 ROSS Planning (Jul 2014), Recreation Needs Study 

 .id the population experts (Jan 2014), Wauchope Population and household 
forecasts 2011 to 2036 

 Port Macquarie-Hastings Council (Nov 2013), Port Macquarie-Hastings 
Development Control Plan 2013 

 RPS (Jun 2013), NSW Northern Rivers Aboriginal Cultural Landscapes 
Mapping Project Port Macquarie Hastings Local Government Area 

 Port Macquarie-Hastings Council (Dec 2010), Port Macquarie-Hastings Urban 
Growth Management Strategy 2011-2031 

 Various specialist studies and reports related to the Oxley Club manufactured 
housing estate, Glen View Park Estate and Timbertown Estate Stage 8. 
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2.0  Why Yippin Creek? 
 
 

2.1 Regional Context 

Mid North Coast Regional Strategy 2009-2031  

This Strategy, prepared by the NSW Department of Planning and Environment, 
predicts a significant increase in development pressure in the Mid-North Coast region 
over the next 25 years.  In particular, it anticipates a population growth of 94,000 
people, requiring 59,600 new houses in the eight local government areas that cover 
the region. 
 
A key aim of the Regional Strategy is to ensure that adequate land is available and 
future land use appropriately located to cater for projected housing and employment 
needs of the population to 2031.  The extent of investigation areas for future urban 
growth and employment lands are shown on Growth Areas Maps.  An extract from 
the Port Macquarie-Hastings Growth Areas Map showing Wauchope and Port 
Macquarie is below.   
  

 

 
Figure 3 - MNCRS Growth Areas Map extract (Wauchope and Port Macquarie) 

 
Growth Areas Maps note that ‘Growth Areas show the boundaries of urban areas 
and, as such, identify both existing and proposed urban lands.  Not all land identified 
within the Growth Areas can be developed for urban uses.  All sites will be subject to 
more detailed investigations to determine capability and future yield.  Land that is 
subject to significant nature hazards and/or environmental constraints will be 
excluded from development.’ 
 
The NSW Department of Planning and Environment is presently reviewing the 
Regional Strategy and has released for public comment the Draft North Coast 
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Regional Plan, which covers both the Mid North Coast and the Far North Coast 
regions.  The preparation of a draft Structure Plan for the study area will take into 
account the strategic policy goals, directions and actions of the Draft Regional Plan, 
where relevant to the Yippin Creek study area. 

Settlement Planning Guidelines 2007 

These guidelines, also prepared by the NSW Department of Planning and 
Environment, assist Councils in preparing Local Growth Management Strategies to 
achieve the planning outcomes and actions in Regional Strategies.  These guidelines 
require that future urban settlement should be located predominantly within agreed 
Growth Areas and, amongst other matters: 
 

 should avoid areas of environmental significance, significant natural and/or 
economic resource, potential hazard, high landscape or cultural heritage 
value, or potential increased risk associated with impacts of climate change 
 

 where adjoining land with the above values, should incorporate buffers as 
necessary to help protect those values and to avoid future land use conflict, 
and 
 

 where significant environmental areas are unable to be avoided, minimise 
proposed development impacts, including compensation in the form of 
environmental offsets where clearing of native vegetation is proposed. 

 

2.2 Local Context 

Port Macquarie-Hastings Urban Growth Management Strategy 2011-2031 

Located on the western fringe of the major Port Macquarie-Wauchope growth 
corridor, Council’s Local Growth Management Strategy nominates the Yippin Creek 
study area as Wauchope’s principal investigation area for urban growth in the period 
to 2031. 
 

 
Figure 4 - UGMS Port Macquarie to Wauchope growth corridor map 
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The preparation of a Structure Plan for the Yippin Creek study area is identified as a 
short-term priority, with the aim of promoting co-ordinated growth on land that is 
potentially suitable for urban development having regard to environmental, resource 
and hazard constraints. 
 
Following representations to Council staff after the initial meeting with landowners in 
April 2015, a small area of additional land adjoining the Yippin Creek corridor to the 
north was included in the study area for investigation as part of the Draft Structure 
Plan preparation. 
 
Council is presently undertaking a 5-yearly review of the Port Macquarie-Hastings 
Urban Growth Management Strategy, the timing of which is linked to the Department 
of Planning and Environment’s review of the Mid-North Coast Regional Strategy.   

Population and housing  

The 2011 Census data for Wauchope (which includes the Yippin Creek study area) 
indicates a permanent resident population of 6,721, which had increased by 680 
people since 2006.  The population is expected to grow to approximately 8,063 
people by 2026 and 8,883 by 2036, which is an increase of 32% between 2011 and 
2036. 
 
Wauchope has a relatively even spread of population across the different ages 
compared to other places in the Port Macquarie-Hastings Council area.  Between 
2006 and 2011, Wauchope experienced significant growth in the 0-14 year age group 
accounting for just over 22% of the total population.  Other age groups which 
experienced sizeable growth included the 65-69 years age group and 85 and over.   
 
Age structure forecasts for 2026 indicate a 35% increase in population of retirement 
age, a 5% increase in population under working age, and a 14% increase in 
population of working age. 
 

 
Source: .id the population experts (Jan 2014) 

Figure 5 - Wauchope forecast change in age structure 

 
In 2011, one-quarter of households in Wauchope were couples with children, just 
over one-quarter couples without children (28%) and approximately one-quarter were 
lone person households (26%).  Forecasts for 2026 indicate the dominant household 
type in Wauchope will remain as couples without children and lone person 
households, with a slight decline in couples with children.   
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Source: .id the population experts (Jan 2014) 

Figure 6 - Wauchope forecast household types 

 
Between 2006 and 2011 the number of households in Wauchope increased by 259 
homes from 2,344 to 2,603. At that time, the majority of dwellings (approx 88%) in 
Wauchope were separate houses, 11% were medium density dwellings and none 
were high-density dwellings, compared to 73%, 18% and 6% in the Port Macquarie-
Hastings Council area respectively.  
 
Average household size (i.e. the number of persons in each household) in Wauchope 
is predicted to decline between 2011 and 2036 from 2.45 to 2.39 persons.  It is 
important to look at the relationship between population and average house size.  If 
the average household size is falling then there will need to be growth in the number 
of households (& dwellings for them to live in) to maintain or grow the population. 
 
One of the major factors affecting the demand for dwellings in Wauchope, other than 
population increase, is the trend towards smaller household sizes.  The general 
ageing of the population and strong growth predicted in one and two person 
households has implications for future housing needs.  
 
For further demographic information for Wauchope and the Port-Macquarie Hastings 
area, visit http://www.pmhc.nsw.gov.au/About-Us/Our-Region/Community-
Profile  

 
 
 
 

  

http://www.pmhc.nsw.gov.au/About-Us/Our-Region/Community-Profile
http://www.pmhc.nsw.gov.au/About-Us/Our-Region/Community-Profile
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3.0  Future Vision for Yippin Creek 
 
 
It is important to have a clear Vision and understanding of overall development intent 
for the Yippin Creek study area in the future.  The Vision responds to the needs of 
the existing and future community and is used to develop a set of principles to guide 
land use planning and development in the locality. 
 
Based on community consultation to date, the desirable attributes of a Vision for 
Yippin Creek include: 
 

 maintaining the existing rural character and amenity of the area 

 providing a mix of lot sizes  

 respect for the natural environment 

 an appropriate road network including walkways and cycleways that provide 
strong linkages to and throughout the area  

 areas of public open space that encourage residents to be active 
 access to local community services and retail facilities 
 efficient water, sewerage and surface water drainage systems. 

 
Having regard to the above, a broad Vision for the Yippin Creek study area is 
summarised in the following Draft Vision statement: 
 
 

Draft Vision  
 
Yippin Creek is a well-planned urban community, which respects and reflects it’s  

unique natural setting, sustains a connected and healthy community and provides a  

valued addition to the town of Wauchope. 
 

 
 
To achieve the Vision, the preparation of a Draft Structure Plan for Yippin Creek will 
be guided by the following key planning objectives: 
 

- The area’s natural, environmental and cultural assets are protected and the 
biodiversity of the area is enhanced. 

 

- Development is designed to minimise the potential adverse impacts of natural 
hazards relating to flood, bushfire and other constrained land. 

 

- The role and value of rural amenity in the locality is recognised and 
opportunities to maintain larger lot sizes and rural residential living in 
appropriate locations are identified to ensure housing diversity and choice. 

 

- A safe, attractive and integrated road network is incorporated that maximises 
permeability, legibility and accessibility to community and retail facilities, 
public open space, pedestrian and cycling networks, and public transport. 

 

- Community interaction is concentrated around a well-designed and 
accessible public open space. 

 

- Delivery of an efficient and affordable infrastructure network funded in a fair 
and equitable way. 
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- Provision of a high level strategic framework to guide future more detailed 
planning within the study area and identify matters requiring further 
investigation. 

 
Further consultation on the draft Vision will occur during the public exhibition of a 
Draft Structure Plan. 
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4.0  Native vegetation and biodiversity 
 
 

4.1 Echo Ecology Assessments  

To assist in informing the preparation of a draft Structure Plan, Council engaged 
Echo Ecology consultants in mid-2015 to carry out a preliminary ecological 
constraints and opportunities assessment of the study area.  Further survey work 
was undertaken in early 2016 to target threatened frog and microbat species.  
 
Copies of the Echo Ecology assessment reports are available on Council’s Listening 
website (http://pmhclistening.com.au/yippin-creek) or from Council’s offices on 
request.  The Oxley Club manufacturing housing estate (MHE) site has been 
excluded from this work because biodiversity issues for this part of the study area 
were determined, with relevant conditions imposed, as part of the MHE development 
approval. 
 
A summary ecological constraints map is provided in Figure 7 (p16) and an overview 
is provided below.  The summary map shows:  

 riparian buffers  

 corridor and enhancement areas 

 Hollow-bearing trees and buffers 

 Endangered Ecological Communities 

 high conservation value vegetation 

 moderate conservation value vegetation, and 

 low conservation value vegetation. 

Native Vegetation 

The condition of the remnant native vegetation in the study area was found to be 
moderate notwithstanding past and present rural and rural residential activities that 
have resulted in clearing areas for development and disturbed or modified understory 
vegetation.  Land in the north and south supports some good examples of vegetation 
that has not been affected by rural or rural residential development. 
 
Riparian vegetation along the Yippin Creek corridor, where it adjoins the Oxley Club 
MHE site, was found to be highly modified.  This section of the study area will be 
rehabilitated by the developer to natural conditions under a Vegetation Management 
Plan required as part of the MHE development approval. 
 
Echo Ecology identified that the vast majority of native vegetation communities in the 
study area comprise Grey Gum - Tallowwood - Mahogany Grassy Forest generally in 
the north and south, and Blackbutt Grassy Forest in the central northeast and 
southern portions.  Flax-leaved Paperbark-Mixed Eucalypt Coastal Floodplain Forest 
was identified along drainage lines in the northwest and Flooded Gum Moist Riparian 
and Gully Forest along parts of the Yippin Creek corridor in the south. 
 
Subtropical Coastal Floodplain Forest, which is listed as an Endangered Ecological 
Community (EEC) under the NSW Threatened Species Conservation Act 1995, was 
found to potentially occur in a small area in the north and in a narrow band along the 
Yippin Creek corridor.  In the north, this vegetation community also coincides with the 
1 in 100 year flood.   No threatened plant species were recorded.   

 

http://pmhclistening.com.au/yippin-creek
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Threatened Fauna   

Based on local records, habitat assessment and the fauna surveys, Echo Ecology 
concluded that 28 threatened fauna species are considered likely to occur in the 
study area (moderate or greater chance), as listed below. Species listed in bold text 
were sighted/recorded during the surveys. 
 
•  Mixophyes iteratus    (Giant Barred Frog) 
•  Litoria brevipalmata    (Green-thighed Frog) 

•  Ephippiorhynchus asiaticus   (Black-necked Stork) 
•  Circus assimilis     (Spotted Harrier) 
•  Lophoictinia isura    (Square-tailed Kite) 

•  Grus rubicunda     (Brolga) 

•  Calyptorhynchus lathami    (Glossy Black-Cockatoo) 
•  Glossopsitta pusilla    (Little Lorikeet) 

•  Lathamus discolour   (Swift Parrot) 
•  Ninox strenua     (Powerful Owl) 

•  Tyto novaehollandiae   (Masked Owl) 
•  Tyto tenebricosa    (Sooty Owl) 

•  Climacteris picumnus victoriae  (Brown Treecreeper) 
•  Daphoenositta chrysoptera   (Varied Sittella) 

•  Dasyurus maculates   (Spotted-tailed Quoll) 
•  Phascogale tapoatafa    (Brush-tailed Phascogale) 
•  Phascolarctos cinereus    (Koala) 

•  Petaurus australis     (Yellow-bellied Glider) 
•  Petaurus norfolcensis    (Squirrel Glider) 

•  Mormopterus norfolkensis    (East Coast Freetail-bat) 
•  Kerivoula papuensis   (Golden-tipped bat) 
•  Miniopterus australis    (Little Bentwing-bat) 
•  Miniopterus schreibersii oceanensis  (Eastern Bentwing-bat) 

•  Myotis macropus     (Southern Myotis) 
•  Scoteanax rueppellii    (Greater Broad-nosed bat) 

•  Vespadelus troughtoni   (Eastern Cave bat) 
•  Saccolaimus flaviventris    (Yellow-bellied Sheathtail-bat)  
•  Pteropus poliocephalus   (Grey-headed Flying-fox) 
 
Echo Ecology discontinued their frog survey as conditions were determined to be 
poor for data collection.  Instead, potential habitat was mapped as occurring for the 
Green-thighed frog along the northern waterway and few small oxbow sections of 
Yippin Creek.  Giant barred frog habitat was mapped as occurring along the forested 
portions of Yippin Creek. 
 
Echo Ecology also noted that the vegetated portion of Yippin Creek provides suitable 
conditions for a flying-fox camp to potentially establish in the future, as it contains 
dense vegetation with tall trees with the creek providing a water source for drinking.  
Therefore it was suggested that it may be wise to minimise future residential 
development close to Yippin Creek as flying-fox camps are unpopular with residents 
and conflicts often occur.  

Hollow-bearing trees 

Trees (either dead or alive) that contain hollows, are particularly important for hollow-
dependent fauna that require tree hollows as a key part of their habitat, either on a 
daily or seasonal basis.  The availability of hollow-bearing trees (HBTs) is a key 
limiting factor to the on-going survival of these fauna species.  
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Echo Ecology identified a total of 246 HBTs within the study area.  Of these, 
approximately 20% had fire scars, 13% had termitaria (termite nests) and 12% were 
stags (dead standing trees).  The most common tree species with hollows were Pink 
Bloodwood, Small-fruited Grey Gum, Tallowwood, Turpentine and White Mahogany. 
 
A ranking was assigned to each HBT in accordance with Council’s HBT Protocol 
(specified in Port Macquarie-Hastings Development Control Plan 2013), which 
requires that: 

 trees with a rank of  >12 must be retained for an exclusion buffer 1.25 times 
the tree height 

 trees with a rank 8-12 may be considered for removal only if unsafe, and  

 trees with a rank of < 8 may be removed.   

 Each HBT removed is subject to the provision of offsets (i.e. recruitment trees 
and nestboxes). 

 
Echo Ecology noted that nest boxes have not been found to be successful for most 
of the threatened hollow-roosting microbat species and so should not be relied on to 
compensate for hollow loss.  However, it is suggested that this may improve with 
increased experimentation of box design in the future. 

Wildlife corridors  

The endangered ecological communities, areas of remnant native vegetation and 
HBTs within the study area have rich biodiversity values that need to be protected.  
Identifying and protecting wildlife corridors which are continuous areas of vegetation 
(such as along Yippin creek) that connect to larger stands of vegetation is also 
important.  The idea is that these corridors will allow for the movement of native 
fauna through the landscape.  The forest surrounding the study area and the various 
creeks and drainage lines running through the area provide the foundations of these 
wildlife corridors. 

 

Echo Ecology reviewed the vegetation connectivity extending from the study area 
and identified the Yippin Creek corridor, northern riparian corridor and Yippin Creek 
Road as areas likely to function as wildlife corridors at a local scale.  Functionality 
would be subject to protection and ecological enhancement works, such as bush 
regeneration or street tree (locally sourced native) planting. 

Potential impacts of urbanisation 

Key direct impacts associated with increased urbanisation in the study area were 
identified as clearing, modification of native vegetation and loss of HBTs.  Potential 
indirect impacts were identified as: 

 habitat fragmentation, edge effects and connectivity 

 feral animals and domestic pets 

 competition from urban-adapted fauna species 

 increased lighting 

 weed invasion (change in vegetation structure) 

 water quality and alteration to hydrology 

 road mortality 

 disease transmission 

 altered fire frequency, and  

 climate change.   
 
It was also noted that cumulative impacts from urbanisation in the wider local area 
and region might also occur. 
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To minimise the impacts of urbanisation on native vegetation and threatened fauna in 
the study area, Echo Ecology recommended that: 
 

1. Any future residential zoning be limited to areas that have already been 
cleared, with the larger patches of remnant native vegetation located in the 
north and south, zoned as environment protection or open space.   
 

2. In instances where some areas containing native vegetation may be required 
for residential rezoning, suitable vegetation offsets are secured under an 
appropriate legal framework (refer to discussion on offsets, p17). 

 

3. Fully vegetated buffers are provided to protect waterways and EECs in 
accordance with the provisions of Port Macquarie-Hastings Development 
Control Plan 2013. 

 

4. Vegetation corridors are retained and managed in public ownership. 
 

5. A street tree corridor along Yippen Creek Road is established to facilitate bird 
and arboreal mammal movement between riparian areas. 
 

6. High-ranking HBTs are retained within conservation or open space zones, 
road reserves or larger block sizes. 
 

7. Infrastructure and bushfire asset protection zone requirements are located to 
minimise vegetation clearing and avoid encroachment into riparian and EEC 
buffer areas.  
Note: In instances where it is not possible to locate service infrastructure outside 
riparian/EEC buffer areas, Council requires that infrastructure be located within a 
disturbed area and positioned to avoid sensitive ecological features. The advice of an 
appropriately qualified ecologist would be required to assist in determining a suitable 
location. 
 

8. Should road upgrades to adjacent areas (i.e. Beechwood Road & Oxley 
Highway) be required in the future, more detailed surveys for roosting 
microbats in culvert structures are undertaken. 

  
9. Targeted frog surveys are undertaken during suitable conditions prior to 

rezoning land in the study area.  
 
Regarding recommendation No. 5 above, the NSW Office of Environment and 
Heritage have suggested that care be taken to ensure that any proposed 
revegetation along the Yippen Creek Road corridor not form a wildlife ‘sink’ for less 
mobile native species (i.e. an area of unviable habitat with a continuous cycle of 
mortality and replacement of individuals drawn from a nearby source population).  
Limited revegetation of the corridor was recommended, with tree plantings that would 
encourage movement by highly mobile species, whilst minimising use by less mobile 
species. 
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Figure 7 - Ecological summary map 
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4.2 Ecological Offsets and Management  

Under NSW government legislation, any clearing of native vegetation for 
development requires the provision of ‘offsets’ to maintain and improve existing 
native vegetation cover in accordance with biodiversity offset principles.  The amount 
of vegetation ‘offset’ that may be required depends on the type and amount of 
vegetation to be cleared and will have a direct bearing on the amount and density of 
development that can be undertaken in areas of remnant native vegetation. 
 
In simple terms, an ‘offset’ involves the protection of an area of vegetation to 
compensate for the loss of another area of similar vegetation as a result of 
development.  The compensatory vegetation: 

 is generally required to be the same or similar species composition 
 

 must generally be much larger than the area to be cleared 
 

 may be located on the same property, or a different property to that on which 
the development is proposed, and 

 

 must be managed for ecological outcomes in the long term. 

See http://www.environment.nsw.gov.au/biodivoffsets/oehoffsetprincip.htm for 
further information about offsetting native vegetation loss. 
 
Within the study area, riparian and EEC buffer areas may potentially be rehabilitated 
to provide some offset credits for vegetation and habitat losses associated with 
development, together with the improvement and maintenance of existing habitat and 
the consolidation of fragmented bushland.   
 
Some areas may not trigger the need for offsets (e.g. largely clear of significant 
vegetation).  Other areas may be able to satisfy their own offset requirements (e.g. 
where vegetation loss due to development is justifiable and can be adequately 
compensated on the same property).   
 
The interaction between new residential development and the environment is a key 
challenge.  We know from past experience that it is difficult to integrate areas of 
native vegetation within developing residential areas and it is also difficult to co-
ordinate offsets where areas of fragmented ownership exist. 
 
Further detailed investigations would need to be undertaken prior to any rezoning of 
land in the study area that may affect native vegetation or fauna habitat. 

 
 

  

http://www.environment.nsw.gov.au/biodivoffsets/oehoffsetprincip.htm
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5.0  Natural hazards 
 
 

5.1 Flood prone land 

The study area is generally more elevated than the floodplain in the surrounding 
locality.  A small section of the study area is inundated in a 1 in 100 year flood event 
of the Hastings River (see Figure 8).  This land is limited to the central north with a 
total affected area of just under one hectare.       

 
The flooding of Yippin Creek over Beechwood Road and consequent loss of access 
to the study area has been raised as a key issue by landowners.  Residents also 
noted that localised stormwater flooding of the Oxley Highway restricts access to the 
study area from the south. 

 
One of the key aims of the Structure Plan is to provide road connectivity and 
emergency access in times of flood.  Council needs to investigate flood free access 
as part of the Draft Structure Plan preparation.  Options include upgrading the bridge 
on Beechwood Road, or providing improved access from the Oxley Highway.  Key 
road infrastructure works are discussed in more detail under ‘traffic infrastructure’ 
(p23).  
 

 
Figure 8 - Waterways and flooding  

 
Photo 1 - Existing Beechwood Road bridge crossing of Yippin Creek  
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5.2 Bushfire hazard 

Bushfire hazard is a significant risk to life and property for parts of the study area and 
appropriate management measures will be needed to mitigate and manage this risk.   
 
Council’s mapping indicates that high bushfire hazard areas follow the most 
vegetated sections of the study area in the central north and along the Yippin Creek 
corridor in the south.  Land adjoining the full length of the western boundary is also 
identified as high hazard (see Figure 9).    
 
Any urban/residential development on land mapped as bushfire prone will need to be 
designed to comply with the NSW Rural Fire Service’s Planning for Bushfire 
Protection 2006.  Design measures relate to safe access and egress for emergency 
services, possible resident evacuations and property bushfire protection measures.   
 
The forest vegetation within the study area and particularly on adjoining lands to the 
west, may reduce development yields adjacent to these areas due to the need to 
provide Asset Protection Zones (APZs) and perimeter roads for an effective 
defendable space for fire fighting purposes. 
 

 
Figure 9 - Bushfire prone land  

 
Photo 2 - Forest vegetation adjoining the full length of the study area to the west 
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All APZs and perimeter roads will need to be located clear of riparian and EEC buffer 
areas.  Stormwater detention basins should also be clear of APZs unless designed to 
ensure suitable access to maintain vegetation in accordance with APZ requirements. 
 
Further consultation will occur with the NSW Rural Fire Service during the exhibition 
of a Draft Structure Plan.  A bushfire hazard assessment will be required prior to any 
rezoning. 

 
5.3 Topography and slope 

The landform of the study area is gently undulating and contains a low-lying drainage 
line system in the north-west and the larger Yippin Creek in the south.  Figure 10 
illustrates the topography of the study area.   
 
A ridgeline extending from the west creates pockets of undulating land and steep 
slopes and would be difficult to develop for certain sites.  The construction of roads 
and stormwater treatment options to service these areas would need to be 
determined early in the design phase. 
 
 

 
Figure 10 - Landform 
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6.0  Service Infrastructure  
 
 

6.1 Access, traffic and transport 

Access is a critical area of concern for the Draft Structure Plan preparation.  There 
are major inadequacies in ease of movement through the study area and lack of 
infrastructure for walking and cycling to external destinations.   
 
Providing a road network linking the Oxley Highway to Beechwood Road and 
creating new connections to improve linkages to the Wauchope town centre and local 
Timbertown shops for pedestrians and cyclists will be important if more people are to 
live in the study area. 

Road network 

The adequacy of the road network was identified as a key concern in the early 
consultation with landowners.  At present there are very few roads within the study 
area.  Access to Yippin Creek Road, a local road servicing a number of rural 
residential lots, is from the north.  There is no road connection through the study area 
from the Oxley Highway to Beechwood Road. 
 
The Oxley Highway is a two-lane road carrying approximately 3,000 vehicles per day 
past the Oxley Club frontage of the study area.  The Highway is a State road under 
the control of the NSW Roads and Maritime Services (RMS).  Beechwood Road is an 
arterial connection between Wauchope and the rural areas north of the Hastings 
River.  It carries approximately 2,000 vehicles per day at Yippin Creek Road. 
 
Construction of the Oxley Club MHE in the south and completion of the Glen View 
Park Estate to the east, will provide the initial stages of a road network for the study 
area.  In this regard, the Oxley Club MHE development approval makes provision for: 

 a new rural channelised intersection with turning lanes on the Oxley Highway 
(approved by the RMS) 

 a northern road connection to Timbertown Estate Stage 8, linking with Bullock 
Drive 

 a southern road connection to Timbertown Estate Stage 8, linking with 
Bushman Drive, and 

 an extension to the north over Yippin Creek, for a main north-south road. 
 
The adjoining Glen View Park Estate will provide a new road to the south-eastern 
boundary of the study area. 
 
Council’s Transport and Stormwater section have investigated options for a future 
road layout to service the study area.  A long-term road network will require a 
connection between the Oxley Highway and Beechwood Road, including a 
connection to Yippen Creek Road and the adjoining Glen View Estate.  These roads 
would not be required in the short-term but would be required in the long-term if the 
study area were fully developed.   
 
Figure 11 shows a concept road network, including potential pedestrian linkages, to 
service potential future development. 
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Figure 11 - Concept road network  

 

Pedestrian/cycle access  

Residential development of the study area would need to include pedestrian and 
cycling facilities along the main roads, along Yippin Creek and connecting to 
adjoining residential areas.   
 
Potential exists for new links over Yippin Creek and connecting to Duncan Street and 
to Pead Street (via Leaders Way) for improved pedestrian and cycleway access to 
the Wauchope town centre and to the Timbertown shops. In the west, two road 
connections from the Oxley Club MHE site will provide direct access to the 
Timbertown Estate. 

Traffic Generation 

It is estimated that, at full development, the study area would generate approximately 
720 vehicle trips in the weekday peak hours and approximately 7,200 vehicle trips 
per day.  This is based on an estimated yield of approximately 1,000 new dwellings 
and additional population of almost 2,200 people over the long term. 

The generated trips would be equally distributed between the Oxley Highway and 
Beechwood Road with the majority having a destination to the east, such as 
Wauchope or Port Macquarie.  A new road connection between the Oxley Highway 
and Beechwood Road would also attract some through traffic diverted from other 
existing routes. 
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Traffic infrastructure 

Yippin Creek Road is bitumen sealed with an average carriageway width of 5.5m 
(metres). Its intersection with Beechwood Road has a poor crash history and would 
need to be upgraded to accommodate higher traffic volumes. 
 
The proposed road network would need to be built to a two-lane standard with a 
carriageway width of approximately 7m. The Oxley Highway and Beechwood Road 
intersections are critical interfaces with the broader road network and would generally 
need to be built to a rural channelised T-junction standard. 
 
Council has identified an upgrade of Beechwood Road between Wauchope and the 
Hastings River as a high priority.  This is expected to occur over the next decade and 
will involve pavement work, shoulder widening and intersection upgrades. 
 
Design work for an upgrade of Beechwood Road between the Riverbreeze Estate 
and Waugh Street, which includes the bridge crossing northwest of the structure plan 
area, is scheduled to commence in the 2016/17 financial year.  Following completion 
of this work, Council will make a decision on the funding and time for this work. 
 
The NSW Roads and Maritime Services (RMS) have recently completed an Oxley 
Highway Safety Review report but it is unlikely there will be any significant change to 
the road environment in the vicinity of the study area.  The RMS may however, 
consider reducing the speed limit along the Highway frontage of the study area to 
50/60 kilometres per hour. 

Public transport 

Public transport services are currently limited to public bus services to the 
Timbertown Estate and along Beechwood Road, between Wauchope and 
Beechwood.  School bus services use the Oxley Highway and Beechwood Road.  
Rail and Air services are available at Wauchope and Port Macquarie, respectively. 
 
As development occurs over time, local bus services would need to be extended into 
the study area and the main road network would require the inclusion of indented bus 
bays. 

 
6.2 Water supply 

Central east-west easement 

A 25m wide (and variable) easement, located generally east west through the centre 
of the study area contains five major live mains, a proposal for a new water main, the 
possibility of a new sewer rising main from the Wauchope Water Treatment Plant and 
three obsolete mains.  This easement is considered to be the ‘backbone’ of Council’s 
water supply network and it needs to be protected from any encroachment of future 
urban development.   
 
At the time of applying to develop land in the study area, Council may consider 
allowing small surface shaping or mounding within the easement for stormwater 
drainage purposes.  However, building over the easement will not be permitted.  This 
includes any proposed roads, apart from the occasional road crossing where 
warranted.  The precise location and depth of mains within the easement would need 
to be determined at the detailed development design stage. 
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Water supply 

Council’s Water and Sewer section has undertaken a preliminary water demand 
analysis.  The results confirm that future residential development of the study area 
can be serviced through expansion and upgrade of the existing water supply 
network.  A concept is illustrated in Figure 12.  
 

 
Figure 12 - Concept water supply strategy 

 
As indicated, a new 200mm connector main would be required extending north from 
the Oxley Club manufacturing housing estate, which is reliant on the construction of a 
new 450mm water main within the central easement, extending from the Rosewood 
Water Reservoir to the west.  These mains would need to be provided prior to 
developing land in the study area.  A new 300mm main would also be required, 
extending north of the 450mm main and diverting east to Yippen Creek Road.   
 
The 450mm main is listed in Council’s Development Servicing Plan and is a critical 
component in servicing a significant portion of the study area.  The southern and 
northern trunk mains are listed in the DSP for staged construction as follows: 
 

 Southern trunk main: 2018/19 (stage 1), 2021/22 (stage 2)   

 Northern trunk main (300mm): 2025/26 (stage 1), 2026/27 (stage 2)  
 
An upgrade to the existing 100mm water main along Yippen Creek Road to 200mm 
may also be required to adequately service residential development in the southern 
areas of Yippen Creek Road.  The final pipe sizing may be refined based on the 
density of development.   
 
Where listed in the Development Servicing Plan, Council funds the construction of 
mains.  The developer would be responsible for funding internal reticulation mains to 
service individual developments.   
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Prior to any rezoning, a water supply strategy would be required detailing the staging 
of land release and corresponding water supply work necessary to support each 
stage of development. 

 
6.3 Sewer 

Sewer is currently not available to the study area. Council’s Water and Sewer section 
have prepared a preliminary concept design (Figure 13), which indicates that all land 
within the study area, excluding land in the central south adjoining the Yippin Creek 
corridor, falls within one of three sewer catchments.  Each catchment would need to 
drain to a sewer pump station via a gravity carrier main and then be connected by a 
pressure sewer rising main to discharge at the Wauchope Sewer Treatment Plant to 
the northeast.   
 

 
Figure 13 - Concept sewer servicing strategy  

 

The three sewer catchment areas include: 

 Eastern catchment - a pump station is currently constructed in a low point on 
the northeastern edge of the Glenview Park site to service the Estate and 
future urban/residential development in that part of the study area that falls 
within the catchment.  A carrier main is to be provided along the eastern 
edge.  The pump station will connect directly to the Wauchope Sewer 
Treatment Plant via an existing sewer rising main adjacent to Beechwood 
Road. 

 

 Southwestern catchment - a pump station has been approved for 
construction in a low point adjacent to the northeastern corner of the Oxley 
Club site to service the MHE and future urban/residential development of land 
immediately to the north. Carrier mains will be provided north and south of 
Yippin Creek.  As part of the MHE approval, the developer has entered into a 
planning agreement with Council to construct a new sewer rising main, which 
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will connect directly to the Wauchope Sewer Treatment Plant.  The new 
sewer rising main to the Sewer Treatment Plant is required due the capacity 
limitations in the Wauchope Sewerage scheme.  
 

 Northern catchment - an indicative location has been identified for a new 
sewer pump station and gravity carrier main adjacent to the northern 
boundary, which coincides with an area of ecologically significant vegetation.  
At the detailed design stage, input would be required from an appropriately 
qualified ecologist to assist in determining the most appropriate location for 
this infrastructure. A new sewer rising main would also be needed to 
discharge directly to the Wauchope Sewer Treatment Plant.  

 
In terms of staging, it is envisaged that the Oxley Club manufactured housing estate 
development will proceed in the short-term, which will include the construction of a 
new sewer rising main directly to the Wauchope Sewer Treatment Plant.   
 
All works associated with the provision of sewerage infrastructure to service the 
study area will be at no cost to Council. 

 
6.4 Stormwater drainage 

Stormwater flooding issues within the study area were raised by a number of 
landowners during the initial consultation, particularly about the risks associated with 
increased runoff and inability of land in the east of the study area to absorb runoff 
after periods of heavy rain.  It is understood that this condition occurs because the 
sub-soil in this part of the study area comprises an underlying heavy clay layer, which 
does not easily absorb runoff. 
 
Increased urban development will result in changes to the hydrology of the study 
area by creating more impermeable surfaces for stormwater runoff.  This will 
influence flow volumes and impact on downstream properties if not appropriately 
managed at the source.  In addition, water quality in Yippin Creek and the 
downstream Hastings River may potentially be negatively affected due to increased 
nutrient and pollutant loads.  
 
A range of best practice stormwater management measures will need to be 
implemented throughout the study area to alleviate potential water quality and 
hydrological impacts as a result of future urban development.   
 
At the structure planning stage, it is not possible to calculate the scale of stormwater 
detention and or water quality controls that may be needed.  More specifically, within 
individual sub-catchments, it is not clear whether stormwater detention facilities will 
be required to support all future development. It may be that some sub-catchments 
are able to discharge unconstrained to receiving waterways, whereas others may 
require detention facilities to lessen a specific downstream risk.  
 
Council’s current practice is to plan for end-of-line detention water quality controls 
(i.e. detention basins) within each sub-catchment.  At time of subdividing land, these 
facilities would need to be constructed by the developer and located in drainage 
reserves to be dedicated to Council.  As Council would need to maintain these 
facilities in the longer-term, the preference is for a single end-of-line basin within 
each sub-catchment, as opposed to multiple basins to service individual 
developments. 
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Prior to rezoning land in the study area, a detailed stormwater management plan 
would be required based on catchment analysis and modelling to demonstrate that: 
 

 future development will not result in any negative impacts to downstream 
waterways or property 

 water quality targets can be met, and  

 requirements for any stormwater detention facilities on a sub-catchment 
basis are included.   

Stormwater drainage and fragmented ownership 

A key challenge for future urban development in the study area relates to co-
ordinating stormwater drainage across multiple land ownership boundaries. It is likely 
that the larger properties in the west and south of the study area will be able to drain 
directly to Yippin Creek without the need to flow across adjoining land.  Similarly, 
land in the north-west will be able to drain directly to existing natural watercourses in 
that part of the catchment. 

However, drainage for land in the fragmented central and north-eastern portions of 
the study area would need to flow across land owned by others before entering 
Yippin Creek.  For these parts of the study area, the staging of development would 
be critical to manage the impacts of extra water volumes and flows on downstream 
properties.  Easements may be required in the short-term to legally permit discharge 
onto and through adjoining properties, and or possibly road reserves in the longer-
term.    

 
Where co-ordinated stormwater outcomes are required in addition to a detailed 
stormwater management plan, a stormwater works staging plan and landowner 
agreements to co-ordinate the orderly staging of development, would be critical 
considerations prior to rezoning. 
 

 
Figure 14 - Fragmented portion of the study area requiring co-ordinated stormwater outcomes 
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6.5 Electricity and telecommunications 

Essential Energy and Telstra were consulted during exhibition of the 2015 Yippin 
Creek Structure Plan Issues Paper  to determine electricity and telecommunications 
upgrade requirements to service future development in the study area, including 
consideration of the provision of underground electricity supply.  No responses were 
received.  Council will consult again with these agencies during the exhibition of a 
Draft Structure Plan. 
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7.0  Social Infrastructure  
 
 

7.1 Public open space 

Existing and proposed parks in close proximity to the study area include: 

 Yippin Creek Reserve on the northern corner of Yippin Creek/Beechwood 
Roads 

 Two neighbourhood parks currently under construction in the adjoining Glen 
View Estate, and 

 Existing and future neighbourhood parks in the adjoining Timbertown Estate. 
 
Together, these parks provide future residents with opportunities for passive social 
and family recreation in the locality, including a miniature railway attraction, BBQ 
facilities, a ½ basketball court, mini BMX track, playground equipment and sheltered 
picnic areas. 
 
Within the study area, provision has been made in the north-east of the Oxley Club 
manufactured housing estate site for a future dedicated public reserve, connecting to 
the future Timbertown local park and public reserve off Bullock Drive provided as part 
of the Timbertown Stage 8 development approval.   
 
The Port Macquarie-Hastings Development Control Plan 2013 (DCP) requires that 
where new residential areas are proposed, active and passive open space is to be 
provided at a rate of 3 hectares per 1,000 people, as follows: 

 1.5 hectares /1,000 people for active open space (sportsgrounds) 

 0.5 hectares /1,000 people for neighbourhood parks, and 

 1 hectare /1,000 people for linkage/amenity space. 
 
Based on existing rates of provision, there is more than adequate supply of existing 
sportsgrounds within Wauchope to provide for population growth in the study area 
well into the future.  This includes a site on the eastern entrance to Wauchope, which 
is owned by Council for future development of sporting fields when required.  The 
nearest sportsground (i.e. Lank Bain Sporting Complex) is located approximately 
1km (kilometre) from the northern end of Yippin Creek Road.  
 
Based on anticipated yields and dedicated open space provided on the Oxley Club 
site, up to an additional 5,000sqm neighbourhood park will be required to meet the 
needs of future residents in the study area.  The DCP requires that all residential 
areas be located generally within 500m of the nearest neighbourhood park to allow 
for walkable access and to promote a sense of safety and security.   
 
The preferred location for a new neighbourhood park has been identified in the north-
west of the study area adjacent to Yippin Creek Road, the location of which requires 
further consultation with affected landowners during the public exhibition of a Draft 
Structure Plan.  The key consideration is that the selected site should be centrally 
located and easily accessible to future residents.  
 
Council can consider park design in consultation with the local community at the time 
that the park is constructed.  In this case, there may be an opportunity for the park to 
adjoin stormwater detention areas to assist in co-ordinating stormwater outcomes for 
this location, to provide more extensive open space opportunities and to centralise 
the areas to be managed by Council.  
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As development occurs, opportunities will also exist to provide a linear open space 
network that uses road reserves, drainage channels and other reserve areas to 
connect residents, including links for walking, cycling and other recreation activities. 
 

 
Figure 15 - Public open space    

 
7.2 Local retail services  

A retail survey completed in mid-2015 identified that Wauchope had 86 shops and 43 
premises being used for non-retail commercial services.  Total leaseable floor space 
was just over 12,000sqm of which, around 2,000sqm was occupied by non-retail 
commercial services.  There were 11 vacancies.   
 
Anchor tenants included two IGA supermarkets of 1,620sqm each (one in the town 
centre and one in the Timbertown shopping complex) and a 1,300sqm Co-op 
Department Store, excluding the hardware component.   
 
The Timbertown shopping complex functions as a neighbourhood centre servicing 
the nearby Timbertown Estate, surrounding residents and the broader rural 
community west along the Oxley Highway.  In conjunction with the IGA supermarket, 
the Timbertown complex includes a chemist, liquor store, Thai restaurant, nursery, 
veterinary clinic, café and tavern.   
 
Development approval has been issued for a staged extension to the Timbertown 
shopping complex to include an additional seven retail shops and three commercial 
premises totalling 974sqm.  This project has substantially commenced. 
 
Based on preliminary population estimates for the Yippin Creek study area, the local 
retail needs of the future community can be met by retail growth within the Wauchope 
and Timbertown retail areas.   
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7.3 Community services and facilities  

Existing community facilities within Wauchope have been developed over a number 
of years and are summarised in Table 1 below. 
 
 Table 1: Wauchope community services and facilities 

  Category   Services and facilities 

Early years 
services 

 Wauchope Community child care centre, 1 Oxley Lane 

 Wauchope Pre-school Kindergarten Inc, 1 Tallowwood Ave 

 Timbertown pre-school and long day care centre, 215 High Street 

Education 
facilities 

 Wauchope Primary School, Waugh Street 

 Wauchope High School, Nelson Street 

 Wauchope Community College, Bain Street 

Library and 
community 
centres/facilities 

 Wauchope Library, High Street 

 Wauchope Neighbourhood Centre, 3 Waugh Street 

 CWA Hall, High Street (seats 80) 

 Wauchope Senior Citizens Hall, 47-51 High Street (seats 200) 

 Wauchope Community Arts Centre, Oxley Lane (seats 115) 

 Wauchope Rotary Youth Hall, Oxley Lane 

 Wauchope Showground Hall, 93A High Street 

Indoor and 
outdoor recreation 
facilities 

 Wauchope Memorial Olympic Swimming Pool, Cameron Street 

 Wauchope Indoor Sports Stadium, 218 High Street 

 Lank Bain Sorting Complex (which incorporates a racecourse and 
greyhound track), Beechwood Road 

 Wauchope Tennis Club, River Street 

 Rocks Ferry Reserve, Rocks Ferry Road 

 Bain Park, Oxley Lane 

Public health  Wauchope District Memorial Hospital, High Street 

Police and 
emergency 
services 

 Wauchope Fire Station, Young Street 

 Wauchope Police Station, Young Street 

 Wauchope Court House, Hastings Street 

Within the Yippin Creek study area, the Oxley Club MHE development will provide a 
more affordable form of medium density housing supported by significant private 
community facilities for future residents including a swimming pool, bowling green, 
tennis court, cinema, billiards room, library and multipurpose hall.   
 
No additional community facilities are proposed specifically for the Yippin Creek 
community but access would be available to all existing facilities in Wauchope.  Also, 
Council can approve facilities such as childcare centres, medical centres and schools 
in residential zones. 

 
7.4 Aboriginal and European Heritage 

Aboriginal heritage  

With the exception of the Oxley Club MHE site, no assessment has been made of 
Aboriginal heritage values in the study area.  
 
The NSW Office of Environment and Heritage has advised that as part of any 
strategic planning proposal, it is critical that tangible and intangible Aboriginal cultural 
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heritage be fully assessed and considered.    The aim is to avoid impacting areas of 
high Aboriginal cultural heritage significance and ensuring long-term protection. 
 
In 2013, RPS consultants, on behalf of the Northern Rivers Catchment Management 
Authority, mapped landscapes considered to be culturally sensitive by the Aboriginal 
people of the PMH area.  Waterways within the study area (including a 50m buffer 
from the bank) were mapped as areas of Aboriginal Cultural Heritage significance 
that may be affected as a result of future development.   
 
Detailed Aboriginal cultural heritage assessments would need to be completed in 
consultation with the local Aboriginal community and the NSW OEH, prior to rezoning 
land in the Yippin Creek Structure Plan area for development.  

European heritage 

Council’s heritage advisor, Stephen Booker, visited the study area to review the 
building stock and identify if there were any buildings of interest that may be potential 
Items of Heritage Significance.  It was noted that the housing stock generally dates 
from the late 1970s. One dwelling at No 21 Woodland Grove however, stood out as 
being the earliest of examples of a residence (accessible from the public roads) in 
the locality with potential European heritage value. 
 
This residence is representative of a ‘Cape Cod’ styled building, which is rare in the 
Port Macquarie-Hastings region and was a very popular style in urban areas of 
capital cities, particularly Sydney around Pymble in the late 1940s to mid 60s.  When 
constructed in the Yippin Creek area it would have been relatively isolated. 
 
It was also noted that the grounds of the residence appear to have been landscaped 
in a formal manner and it is highly likely that there are landscaping species that are 
remnant from the early garden.  The row of pines along the street frontage would 
have provided shelter for the development of a detailed landscaped setting. 
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8.0  Infrastructure funding and staging 
 
Supply and demand is a factor in determining the amount of land to rezone at any 
given time.  The aim in the Port Macquarie-Hastings Urban Growth Management 
Strategy 2011 is to maintain a minimum 15 year supply in the Port Macquarie to 
Wauchope corridor. 
 
As at September 2015, there were 356 residential lots that were approved but not yet 
constructed in the new release areas of Wauchope (i.e. Timbertown Stage 8, 
Glenview Park & Riverbreeze Estates).  Based on Council’s growth forecasting, this 
supply will provide approximately 10 years demand for Wauchope, at a take-up rate 
of approximately 36 lots per year.  
  
Preliminary estimates indicate that the Yippin Creek study area has capacity for 
approximately 1,000 new dwellings would accommodate an additional population of 
almost 2,200 persons over the long term, should all of these dwellings be developed 
and occupied.   
 
In calculating these preliminary estimates, the following assumptions were made:  

 650 sqm minimum lot size for potential urban/residential, generally consistent 
with the average urban lot size in the surrounding area 

 Approximately 30% of the development area will be required for roads and 
services 

 5,000sqm of development area will be available for a new neighbourhood 
park 

 323 dwellings for the Oxley Club MHE site, as approved. 

 
The actual timing of development will depend on many factors, including the 
economic conditions of the market, the demand for additional housing and the ability 
to fund the required capital works.  
 
Development Contributions are the key means of funding for local infrastructure 
required as a consequence of new development. These contributions are levied 
under Development Contributions Plans prepared pursuant to the Environmental 
Planning and Assessment (EP&A) Act 1979 and under Development Servicing Plans 
prepared pursuant to the Water Management Act 2000. 
 
Council has adopted development contributions/servicing plans for: 

 Road Works 

 Open Space 

 Community Cultural & Emergency Services 

 Parking 

 S94A Levy (Commercial and Industrial Development) 

 Water Supply 

 Sewerage 
 
Contributions are determined in conjunction with a Development Application or 
Complying Development Application and are imposed by a condition of development 
consent in accordance with the development contributions plans in force at that time.  
Council’s current development contributions/servicing plans do not provide for the full 
extent of service infrastructure upgrades identified in this Issues Paper and therefore 
satisfactory arrangements will need to be identified to fund necessary works. 
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Council’s expectation is that new local contributions plans will be prepared for 
proposed roads and open space in the Yippin Creek structure plan area, including an 
upgrade of the Yippin Creek Road intersection with Beechwood Road and pedestrian 
connections across Yippin Creek. 
 
Contributions are normally satisfied by payment of monetary contributions. However 
subject to approval, contributions can also be met through dedication of land and 
material public benefit (i.e. works in kind), or a combination of these. 
 
The Environmental Planning and Assessment Act 1979 (EP&A Act) also provides for 
negotiation of development contributions via Voluntary Planning Agreements 
between Council and a developer. Council has adopted a Planning Agreements 
Policy that establishes a framework for negotiation and public notification of Planning 
Agreements.  
 
Council has entered into a Planning Agreement with the owner of the Oxley Club 
MHE site which provides for the carrying out of works by the developer for water 
supply, sewer pumping station and rising main, road works, footpaths and footbridge 
establishment and management of Yippin Creek corridor land.  The planning 
agreement also includes arrangements for payment of water supply, road, sewer and 
open space contributions. 
 
A detailed works program will need to be developed to identify and cost the full extent 
of necessary infrastructure requirements for the Yippin Creek Structure Plan area as 
the basis for revised Contributions Plans. There is currently a $20,000 cap per lot on 
development contributions (levied under the EP&A Act), introduced by the State 
Government for the Wauchope locality.  While Council can apply to exceed the 
$20,000 cap there is no guarantee that an application would be approved. There may 
also be additional contributions for water and sewer over and above existing 
headworks contribution requirements. 
 
Council and key landowners will need to work together to establish funding 
arrangements for the delivery of key infrastructure to ensure that infrastructure for 
future development of the Yippin Creek structure plan area is not subsidised by the 
broader community and to ensure that it can be provided at a reasonable cost and in 
time to service growth. 
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9.0   Next steps 
 
 
The Structure Plan process provides an opportunity to identify key environmental, 
infrastructure and community issues early so that the most sustainable development 
outcome may be achieved.   
 
This Issues Paper has provided a discussion of the issues and opportunities facing 
the future planning and development of the Yippin Creek study area.  It has been 
prepared as background to assist in discussions with landowners, developers, the 
community and State government stakeholders during the public exhibition of a Draft 
Structure Plan. 
 
Key considerations for future urban development in the study area include:   

 retention of important vegetation areas 

 establishment of a road network  

 stormwater management  

 provision of sewage and water supply infrastructure 

 community needs. 
 
Following community consultation on a Draft Structure Plan, all submissions will be 
reviewed and changes made to the Draft Plan to respond to the feedback. 
 
A final Draft Structure Plan will then be reported to a meeting of Council for 
consideration and potential adoption. 
 
If adopted by Council, the Structure Plan will inform future rezoning, land use and 
infrastructure provision in the Yippin Creek Area.  Implementation of the Structure 
Plan will be undertaken in consultation with landowners, the community, State 
government agencies and other stakeholders.   
 
Information in relation to this project is currently available on Council’s PMHC 
Listening website, http://pmhclistening.com.au/yippin-creek 
 
Should you have any questions, comments or concerns, please contact Sandra Bush 
of Council’s Strategic Land Use Planning section on  (02) 6581 8025, or email 
sandra.bush@pmhc.nsw.gov.au 
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The General Manager
Port Macquarie — Hastings Council
PO Box 84
Port Macquarie NSW 2444

Attention: Ms Sandra Bush

FtiM No rjl !'1,1

−−'t; 2015
Keyword

Lf−Activity 13
Subject

Dear Mr Swift−McNair

Re: Yippin Creek Structure Plan — Issues Paper Consultation

Thank you for your letter dated 16 October 2015 regarding Port Macquarie Hastings Council's
intention to prepare the Yippin Creek Structure Plan, requesting comments from the Office of
Environment and Heritage (OEH). I appreciate the opportunity to provide input.

The OEH has statutory responsibilities relating to biodiversity (including threatened species,
populations, ecological communities, or their habitats), Aboriginal and historic heritage, National
Parks and Wildlife Service estate, flooding and estuary management.

The Environment Protection Authority (EPA) is no longer part of the OEH and so this response is not
based on any consideration of matters relating to noise, air and water quality. If you do require
information on these matters or any licensing requirements under the Protection of the Environment
Operations Act 1997 please contact the EPA separately.

We have reviewed the documents supplied and commend the overall high standard of the
preliminary ecological constraints analysis provided.

Whilst we have no concerns about NPWS estate or historic heritage, a number of issues remain with
respect to the assessments for biodiversity, flooding and Aboriginal cultural heritage. Detailed OEH
comments on all of these matters are provided in Attachment 1 to this letter.

In summary:

1. The main biodiversity issues relate to the need for additional fauna surveys, the adequacy of
proposed wildlife corridor design and the feasibility of offsetting the impacts of habitat tree
loss.

2. The main issue relating to Aboriginal cultural heritage is the need to prepare an Aboriginal
cultural heritage assessment report.

Locked Bag 914 Gaffs Harbour NSW 2450
Federation House, Level 8, 24 Moonee Street

Coffs Harbour NSW 2450
Tel: (02) 6659 8200 Fax: (02) 6651 5356

ABN 30 841 387 271
wwwenv ronment.nsw.gov.au
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3. Our comments on flooding suggest that further consideration should be given to the local
catchment, overland flooding events and impacts of residential development on flooding
characteristics.

If you have any further questions about these issues, Mr Don Owner, Conservation Planning Officer,
Regional Operations, OEH, can be contacted on 6659 8233 or at
Don.Owner@environment.nsw.gov.au.

Yours sincerely

•0 −−",iove. ,_, −2....0‘r
DIMITRI YOUNG
Senior Team Leader Planning, North East Region
Regional Operations  Contact

officer: DON OWNER
6659 8233

Enclosure: Attachment 1 — Detailed OEH Comments — Yippin Creek Structure Plan Issues Paper
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Biodiversity  Additional

Targeted Surveys

It was acknowledged in the ecological constraints report that field sampling for flora and fauna was
limited to a short period in winter. To overcome this limitation the report recommended that additional
surveys be undertaken to target Senna acclinis (late summer−autumn), microbats (spring−summer),
threatened frogs (spring−summer) and evidence of koala activity (timing not stated). The OEH
supports the nature and timing of the recommended additional field sampling. However, we also
recommend that a targeted survey of the study area be conducted to assess nesting activity by
threatened raptor species (i.e. little eagle, square−tailed kite and spotted harrier). Suitable timing for a
survey of threatened raptor nesting would be September to October.

The ecological constraints report recommended application of the Spot Assessment Technique
(SAT) for detecting the occurrence and extent of koala activity on site. The OEH supports the use of
the SAT sampling methodology, but recommends that it be used in conjunction with additional
sampling methods such as call playback and spotlighting. Koala activity surveys should be conducted
during the koala breeding season so as to detect potential expansion of territories and movement
pathways for breeding males and dispersing juveniles.

Wildlife Corridors

The Yippin Creek riparian zone was identified in Figure 3.16 of the ecological constraints report as a
potential local wildlife corridor, and subsequently discussed as a proposed biodiversity corridor in
Section 5.3. However, this area was not identified as a proposed biodiversity corridor in Figure 6.1 of
the report. Therefore, Figure 6.1 should be amended to rectify this inconsistency.

The ecological constraints report recommended that tree plantings be established along the verges
of Yippin Creek Road to provide potential north−south wildlife corridor function and supplementary
nectar resources for highly mobile bird and arboreal mammal species. The OEH supports the limited
revegetation of the road corridor with tree plantings, which would encourage movement by highly
mobile species whilst minimising use by less mobile species. Given the very long, thin and linear
nature of the Yippin Creek Road reserve (i.e. a very high perimeter to volume ratio), care would need
to be taken to ensure that any revegetation does not form a wildlife "sink" for less mobile native
species (i.e. a wildlife sink is an area of unviable habitat with a continuous cycle of mortality and
replacement of individuals drawn from a nearby source population).

Given the limitations of the proposed wildlife corridor along Yippin Creek Road outlined above, the
OEH recommends that the council considers inclusion of an additional north−south wildlife corridor
option to link the proposed riparian buffer zones along the north and south flowing Category 1 creek
lines in the western part of the study area. The ecological constraints report identified that on−ground
observations of drainage lines were not accurately represented on the council drainage line GIS layer
(page 78). We note that the 5m contour layer (refer to Figure 1.2 of the ecological constraints report)
indicates that the north and south flowing Category 1 creek lines extend significantly further (i.e. the
termination points are closer together) than indicated on the council drainage line GIS layer (i.e. blue
lines in Figure 1.2). Assuming that these creek lines would require a 10 metre fully vegetated buffer,
the remaining non−vegetated gap between the vegetated buffers would be less than 200 metres
(refer to Figure 1 below). Therefore, the OEH suggests that the 200 metre gap could be revegetated
to form a continuous vegetated link between the Yippin Creek corridor and the northern riparian
corridor. Furthermore, a fauna underpass structure and associated wildlife fencing could be installed
where necessary to incorporate a road crossing, whilst maintaining safe wildlife corridor function.
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Figure 1: The 200 metre wide gap (indicated in red) recommended for revegetation between the Category 1
creek line vegetated buffers.

Hollow−bearing Tree Removal and Offsetting

The OEH is generally supportive of the Hollow−bearing Tree (HBT) protocol contained within the Port
Macquarie Hastings Development Control Plan 2013 (DCP). However, the HBT offsetting principles
contained within the DCP may not be achievable on the Yippin Creek site given the:

• high density of HBTs present in proposed residential areas;
• high density of existing HBTs in potential offset areas (on site); and
• limited number of potential recruitment trees in areas recommended for environmental

protection.

There appeared to be a high density of HBTs in forested areas on site, which would be retained in
Environmental Protection zones and Open Space areas. Consequently, tree hollow availability in
these retained forest areas may not be a limiting habitat resource for most native hollow−dependent
species. Therefore, installation of high numbers of nest boxes to offset the impacts of HBT removal in
areas proposed for residential development (in accordance with the DCP) may provide very limited
benefit for hollow−dependent fauna, yet could result in unnecessary financial costs in the form of
long−term nest box monitoring, maintenance and replacement.

To avoid an over−supply of nest boxes being installed the OEH recommends that a detailed
assessment of recruitment trees and tree hollows be undertaken in retained forest areas to identify
potential limitations in HBT offsetting capacity. The tree hollow resource should be assessed in terms
of densities of particular hollow types and sizes, and consideration of the demands of native hollow−dependent

fauna known and likely to occur there. The assessment of potential recruitment trees
should consider the recruitment tree criteria contained in the DCP. Furthermore, if nest boxes are
used for offsetting the impacts of development then a nest box management plan will need to be
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prepared that specifies monitoring methodology, timing and frequency. The nest box management
plan should also specify maintenance and replacement schedules, reporting requirements, a review
protocol and nominated responsible entities.

Mapping of Endangered Ecological Communities and Other Vegetation

The OEH commends the precautionary approach applied by the author of the ecological constraints
report when assessing the occurrence and extent of Endangered Ecological Communities in the
study area.

If the landholders or the council decide to seek offsetting through either BioBanking or Biodiversity
Certification pathways it would be beneficial if the ecological constraints report described the
vegetation communities recorded on site in terms of either their equivalent Biometric Vegetation Type
or Plant Community Type as described in the OEH's Vegetation Information System (VIS) database.
This amendment would prevent possible confusion and time delays if or when offsetting via these
processes is adopted.

Biodiversity Certification

Consideration of the broad range of ecological issues on the site combined with negotiation with
multiple landholdings in the study area will present complex challenges for the council during the
structure planning process. Therefore, the OEH strongly recommends that the council considers
applying for biodiversity certification for the Yippin Creek site. Biodiversity certification offers planning
authorities a streamlined biodiversity assessment process for areas marked for development at the
strategic planning stage. The process identifies areas of high conservation value at a landscape
scale. These areas can be avoided and protected while identifying areas suitable for development.
Biodiversity certification offers a range of secure options for offsetting impacts on biodiversity.

After biodiversity certification is conferred on an area of land, development may proceed without the
usual requirement under the Environmental Planning and Assessment Act 1979 for site−by−site
threatened species assessment.

Aboriginal Cultural Heritage

An important component of the environmental assessment process undertaken to support and inform
strategic planning is the consideration of Aboriginal cultural heritage values. The importance of
protecting Aboriginal cultural heritage is reflected in the provisions of the National Parks and Wildlife
Act 1974 (NPW Act). The NPW Act clearly establishes that Aboriginal objects and places are
protected and may not be damaged, defaced or disturbed without appropriate authorisation.
Importantly, approvals under the Environmental Planning and Assessment Act 1979 (EP&A Act) do
not absolve the proponent of their obligations under the NPW Act.

As part of any strategic planning proposal, it is critical that tangible and intangible Aboriginal cultural
heritage is fully assessed and considered. Planning proposals provide opportunities to reduce future
impacts to Aboriginal cultural heritage by applying appropriate land−use zones to parts of a planning
area with important Aboriginal cultural heritage values.

OEH's preference is to avoid impacting areas of high Aboriginal cultural heritage significance as a
component of any planning proposal and ensure appropriate long term protection mechanisms are in
place in perpetuity. Accordingly, OEH recommends that an Aboriginal cultural heritage assessment
report should be prepared in support of the Yippin Creek Structure Plan and should contain:

1. A description of any Aboriginal objects and declared Aboriginal places located in or associated
with the planning area.

2. A description of the Aboriginal cultural heritage values of the planning area and the immediate
locality, including the significance of any Aboriginal objects and declared Aboriginal places that
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exist in the planning area and the significance of these values to Aboriginal people who have a
cultural association with the land.

3. A description of any consultation with Aboriginal people regarding the planning proposal and the
significance of any Aboriginal cultural heritage values identified. OEH advises that the proponent
may utilise OEH's 'Aboriginal Cultural Heritage Consultation Requirements for Proponents' (2010)
as best practice guidelines for such consultation.

4. Analysis of the Aboriginal cultural heritage values of the planning area to justify the application of
appropriate zonings. OEH would recommend that areas of high Aboriginal cultural heritage
significance be zoned Environmental Protection to protect such values.

In addressing these requirements, the applicant is encouraged to refer to the following documents:

a) Due Diligence Code of Practice for the Protection of Aboriginal Objects in NSW (OEH, 2010) −
http://www.environment.nsw.gov.au/resources/cultureheritage/ddcop/10798ddcop.pdf. These
guidelines identify the factors to be considered in Aboriginal cultural heritage assessments for
proposals.

b) Aboriginal Cultural Heritage Consultation Requirements for Proponents 2010 (OEH, 2010) −
http://wvvvv.environment.nsw.gov.au/licences/consultation.htm. This document further explains the
consultation requirements that are set out in clause 80C of the National Parks and Wildlife
Regulation 2009. The process set out in this document must be followed and documented in the
EIS.

Code of Practice for the Archaeological Investigation of Aboriginal Objects in New South Wales
(OEH, 2010) − http://www.environment.nsw.gov.au/licences/archinvestigations.htm. The process
described in this Code should be followed and documented where the assessment of Aboriginal
cultural heritage requires an archaeological investigation to be undertaken.

Flooding

The issues paper has considered some aspects of flooding from the broader Hastings catchment,
and to some extent emergency access arrangements. The OEH recommends that consideration
should be given to flooding from the Hastings catchment, local catchment and overland flooding for a
full range of events. This may need to include the potential for increased runoff from urban
development and sensitivity to climate change impacts.

For all flood types, the impacts of the development on flood behaviour (and vice versa) resulting in
detrimental changes in potential flood affection of other developments, assets, infrastructure or land
should be considered. This may include redirection of flow, flow velocities, flood levels, hazards and
hydraulic categories. It should also consider any likely fill to be used as part of the development.

Consideration should be given to the hydraulic categorisation of the floodplain and particularly how
this impacts on the location of development and proposed access routes, or the location or access to
any critical infrastructure such as emergency management infrastructure, schools or care centres.
Any impacts the development may have upon existing community emergency management
arrangements for flooding should also be noted.

Any assessment should include whether there will be adverse effects to beneficial inundation of the
floodplain environment, on, adjacent to or downstream of the site. Also whether there will be a direct
or indirect increase in erosion, siltation, destruction of riparian vegetation or a reduction in the stability
of river banks or watercourses.
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Recommendations

In conclusion, the OEH recommends that:

1. In addition to the further fauna surveys proposed by Echo Ecology, a targeted survey of the
study area should be conducted to assess nesting activity by threatened raptor species (i.e.
little eagle, square−tailed kite and spotted harrier);

2. In addition to the koala SAT sampling proposed by Echo Ecology, further sampling should
include other sampling methods such as call playback and spotlighting (sampling to be
conducted in the koala breeding season);

3. Figure 6.1 of the ecological assessment report should be amended to show that the Yippin
Creek riparian zone is a potential biodiversity corridor;

4. Council should consider inclusion of an additional north−south wildlife corridor option to link
the proposed riparian buffer zones along the north and south flowing Category 1 creek lines in
the western part of the study area. The 200 metre gap could be revegetated to form a
continuous vegetated link between the Yippin Creek corridor and the northern riparian
corridor. Furthermore, a fauna underpass structure and associated wildlife fencing could be
installed where necessary to incorporate a road crossing, whilst maintaining safe wildlife
corridor function;

5. A detailed assessment of recruitment trees and tree hollows should be undertaken in retained
forest areas to identify potential limitations in HBT offsetting capacity. If nest boxes are used
for offsetting the impacts of development then a nest box management should be prepared
that specifies monitoring methodology, timing and frequency;

6. Council should consider applying for biodiversity certification for the Yippin Creek site;

7. An Aboriginal cultural heritage assessment report should be prepared in support of the Yippin
Creek Structure Plan; and

8. Consideration should be given to flooding from the Hastings catchment, local catchment and
overland flooding for a full range of events.
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General Manager
Port Macquarie - Hastings Council
PO Box 84
PORT MACQUARIE NSW 2444

Attention: Sandra Bush

Dear Sir/Madam,

Yippin Creek Structure Plan lssues Paper - DPI Agriculture Comments

Thank you for the opportunity to provide comments on the Yippin Creek Structure Plan lssues
Paper, as per your letter dated 16 October 2015. Department of Primary lndustries (DPl)

Agriculture has reviewed the lssues Paper and provides the following comments for your
consideration in the development of a Structure Plan for the subject area.

DPI Agriculture is concerned with the protection and growth of agricultural industries and

maintaining access to agricultural resources now and into the future. Strategically locating future
residential development in and around existing residential areas, and in close proximity to existing
services and infrastructure, assists in minimising fragmentation of the agricultural resource.

It is acknowledged that the subject area has been identified as a future urban growth area as part

of a strategic planning process for Port Macquarie-Hastings local government area and within the
Mid North Coast Regional Strategy and is therefore supported in principle. The use of constraints
mapping to guide the development is also supported.

Due consideration of the interface between the residential area and rural land to the west of the
subject site is required to minimise potential future land use conflicts. A Land Use Conflict Risk
Assessment (LUCRA) that considers potential impacts both from agricultural activities on the
residential development and vice versa will assist in the identification of suitable separation or
other buffer requirements and/or other means to reduce the potential for land use conflict between
the two land use zones. Further information on Land Use Conflict Risk Assessments is available
at the following link:
http://www.dpi.nsw.qov.au/aqriculture/resources/lup/development-assessmenUlucra
Due consideration of the bushfire threat should be included as part of this process.

Traffic implications for rural areas north of Hastings River should also be considered in any Traffic
Study regarding Beechwood Rd.

As identified in the lssues Paper, it is important to ensure flood free access to the proposed site as
part of the development of the Structure Plan and to consider potential impacts from changes in
drainage/hydrology to surrounding areas and potential impacts on water quality. Consideration of
a vegetated buffer to Yippin Creek is suggested.
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Should you wish to discuss this matter further, please contact me on (02) 66261215 or Alex Wells
on (02) 66503125.

Yours Sincerely

#,/M
Selina Stillman
Agricultural Resource Management Officer - North Coast
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