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Item: 13.05 
 
Subject: DRAFT YIPPIN CREEK STRUCTURE PLAN - CONSIDERATION OF 

SUBMISSIONS AND ADOPTION 

Presented by: Development and Environment Services, Matt Rogers 
 

 
Alignment with Delivery Program 
 
5.4.1  Plan settlements to accommodate a range of compatible land uses that meets 
projected population growth for new and existing developments. 
 
 

 

RECOMMENDATION 
 
That Council: 
1. Adopt the draft Yippin Creek Structure Plan, subject to the 

recommended changes detailed in this report. 
2. Write to all residents, individuals and State agencies who lodged 

submissions advising of Council’s decision and thanking them for their 
contribution to the draft Structure Plan for Yippin Creek. 

3. Commence implementation of the Yippin Creek Structure Plan, 
including: 
3.1 Discussions with landowners to gauge the level of interest in and 

agree a process for implementation of amendments to the Port 
Macquarie-Hastings Local Environmental Plan 2011 to rezone land 
in the Structure Plan Area. 

3.2 Consideration of the outcomes of 3.1 above in determining 
strategic planning priorities in the context of the Port Macquarie-
Hastings Urban Growth Management Strategy, which is currently 
under review.  

 

Executive Summary 
 
At its meeting on 14 December 2016 Council resolved to re-exhibit the draft Yippin 
Creek Structure Plan in response to issues raised in submissions.  The revised draft 
Plan was re-exhibited for public comment between 30 January and 28 February 
2017.  A total of eight submissions were received. 
 
Following re-exhibition, Council’s strategic land use planning staff in collaboration 
with staff of other relevant sections of Council, have reviewed the issues raised in 
submissions and prepared a final draft Structure Plan, with changes where 
appropriate, to address issues of concern.  The recommended changes to the draft 
Plan arising from the consideration of submissions relate to the location of the 
proposed neighbourhood park and amendment to the concept road and 
environmental corridor in the south-east. 
 
This report documents the public consultation process, summarises the issues raised 
in submissions and in further discussions with stakeholders, and reports on how 
these issues have been addressed in a final draft Structure Plan for Yippin Creek. 
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In preparing the draft Structure Plan there has been extensive consultation with 
relevant stakeholders.  The final draft Structure Plan presented with this report, 
provides a co-ordinated framework for future development of the Yippin Creek area 
as a valued addition to Wauchope, including:  

areas for potential rezoning for a range of residential development including 
residential, rural-residential and environmental living 

retention and enhancement of high value vegetation and habitat to protect the 
area’s important biodiversity and waterways 

provision for new public open space, improved connections for pedestrians 
and cyclists and opportunities for public transport, and  

infrastructure works to support the forecast population growth (approx 2,300 
people). 

 
It is recommended that Council adopt the draft Yippin Creek Structure Plan (with 
changes) and continue working with landowners to implement the Plan.  
 
Background 
 
On 15 June 2016, Council endorsed the draft Yippin Creek Structure Plan for public 
consultation.  The draft Plan was exhibited and 15 submissions were received.  On 
14 December 2016, Council considered a planning report on the submissions to the 
draft Plan exhibition and resolved as follows:  
 
RESOLVED: Intemann/Hawkins 
That Council: 
1.  Note the submissions to the draft Yippin Creek Structure Plan as discussed in 

this report and contained in Attachment 2. 
2.  Place the revised draft Yippin Creek Structure Plan, as described in this report, 

on public exhibition between 30 January 2017 and 28 February 2017. 
3.  Advise all persons who have previously made submissions and who own land 

within or adjoining the Yippin Creek Structure Plan Area regarding the public 
exhibition of the revised draft Plan. 

4.  Note that a further report will be presented to the March 2017 meeting of 
Council, detailing the submissions received as a result of the re-exhibition 
period.  

 
A revised draft Structure Plan, identifying an additional 6 hectares of land in the 
north-east as potentially suitable for residential development, was exhibited from 30 
January to 28 February 2017.  A total of seven submissions were received.   
 
Some of the issues raised in submissions were of a similar nature to those raised 
during the first exhibition.  Others raised some specific issues and suggestions 
including: 

landowner concerns about the identification of their land for a future 
neighbourhood park 

request for additional residential potential in the central north of the Structure 
Plan Area 

request to amend the concept road layout and environmental corridor shown 
on the draft Structure Plan map for land in the south-east  

the possibility of expanding the Structure Plan Area to include land 
immediately adjacent to the north-eastern boundary 
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the urgency required in rezoning the Structure Plan Area to meet future 
demand. 

 
All submissions have been reviewed and where appropriate, changes to the draft 
Structure Plan are recommended to address issues of concern.  A summary of the 
submissions and a planning response to the issues raised is provided in the 
Community Engagement & Internal Consultation section of this report.  A copy of the 
submissions is at Attachment 1.  The key issues raised in the submissions are 
discussed below. 
 
Discussion 

Neighbourhood Park 

The draft Structure Plan identifies a potential site adjacent to Yippin Creek Road for a 
neighbourhood park of up to 5,000sqm generally over Nos 92 and 98 Yippin Creek 
Road.  These properties have an area of approximately 1 hectare each and contain 
housing and outbuildings.  Consultation has occurred with the owners during the re-
exhibition and both have advised that they have no interest in rezoning or developing 
their properties for residential purposes in the foreseeable future.   
 
The owners of No 98 Yippin Creek Road have also lodged a submission confirming 
their objection to the siting of a neighbourhood park on their land.  Highlighted is the 
considerable investment that has occurred in establishing their property overtime and 
the desire to retain their existing lifestyle.  The submission requests that Council 
consider alternative sites for a neighbourhood park in the Structure Plan Area. 
 
The Yippin Creek Issues Paper 2015 notes that the preferred location for a 
neighbourhood park is generally in the north-west of the Structure Plan Area, taking 
into account existing/future open space in the surrounding locality and allowing for a 
maximum 500m walking distance to open space for residents.   
 
The key characteristics of neighbourhood parks mean that the parks are easily 
accessible and that they are perceived to be safe because they are generally visible.  
They are valued in urban areas because they provide a place for socialising 
(particularly with neighbours), a place with nature and a place for exercise. 
 
In consultation with Council’s Group Manager Recreation & Buildings it has been 
determined that an alternative preferred option for the neighbourhood park use is in 
the north-eastern corner of Gwynvill’s land, Lot 2 DP 1036844.  This area is centrally 
located in the surrounding residential catchment and has potential to incorporate 
some existing native vegetation and hollow bearing trees.  This matter will need to be 
investigated in more detail at the time of rezoning the land and implementing 
development control provisions. 
 
If at the time of detailed rezoning investigations it is found to be possible to locate a 
neighbourhood park and provide a stormwater detention function on the Yippin Creek 
Road properties as initially exhibited, this option may be pursued instead of the 
above alternative. 
 
When a neighbourhood park is identified in an adopted Structure Plan and 
subsequently rezoned for the use, the Contributions Plan for open space will make 
an allowance for future acquisition and construction of the park.   
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Acquisition would occur at the time that the land is developed, or sooner if the park is 
required before development of the property in question.  The value of the land for 
the park is normally negotiated with the landowner, at highest and best value at the 
time of acquisition.  If there’s no agreement, then the acquisition is based on the Just 
Terms Compensation Act.  A developer can also propose to construct the park in 
accordance with Council standards as Works in Kind and have the cost of 
construction reimbursed through contributions offsets. 
 
Additional residential potential in the central north 

A submission received on behalf of the owners of Lot 27 in the central north of the 
Structure Plan Area, seeks further consideration to the extent of residential potential 
identified for the land.  This matter was initially considered in response to the first 
exhibition where it was determined, based on the environmental values on the site 
that the extent of residential potential shown for this land should remain as exhibited. 
 
The current submission includes a concept map which provides for approximately 
4.8ha of residential potential on the site and retention of approximately 5.2ha of 
environmental lands.  The concept map and extract of the ecological assessment 
report summary map, prepared to assist in informing the draft Structure Plan 
preparation, are shown below. 
 

 
 

Proponent Concept Ecological Assesment Map

 
 
As illustrated above and discussed in the December 2016 report to Council, the 
ecological assessment found that Lot 27 contains remnant native vegetation in good 
condition, numerous hollow-bearing trees, riparian areas and a potential occurrence 
of Subtropical Coastal Floodplain Forest, which is listed as an Endangered 
Ecological Community under the NSW Threatened Species Conservation Act 1995.  
 
The majority of Lot 27 is identified in the draft Structure Plan as environmental 
conservation area, reflective of its biodiversity values.  A small area of potential 
residential land is identified for the site in conjunction with two adjoining properties, 
subject to further detailed environmental investigations and suitable vegetation offset 
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arrangements prior to rezoning.  It is proposed to continue to show this area as 
having potential for future residential development, however, extension to include 
additional residential as suggested is not supported. 
 
Amendment to concept road and environmental corridor in the south-east 

A submission received from the developer of the adjoining Glenview Estate seeks an 
amendment to the draft Structure Plan map to align the environmental corridor 
boundary in the south-east to permit an extension of the existing perimeter road from 
the east.  The aim is to permit future residential development to be located north of 
the proposed road and environmental areas to the south, consistent with the 
adjoining Glenview Estate. 
 
The extent of the environmental corridor shown for this part of the Structure Plan 
Area includes buffers to Yippin Creek and to a potential occurrence of Subtropical 
Coastal Floodplain Forest which as noted above, is an Endangered Ecological 
Community (EEC).  Extract maps from the draft Structure Plan and ecological 
assessment report are shown below. 
 

  
Draft Structure Plan Ecologocal Assessment Map

 
 
Having regard to the approved alignment of the adjoining Glenview road access, a 
minor adjustment has been made to the conceptual boundary of the Yippin Creek 
corridor, to the minimum extent necessary, to provide for connectivity but retain 
buffers as much as possible.  Further on-ground investigations will be required to 
confirm the precise location of these areas on the land prior to any rezoning. 
 
An amended draft Structure Plan summary map showing this change, in addition to 
the revised neighbourhood park location, is at Attachment 2 to this report.  
 
Options 

After considering submissions to the draft Structure Plan, four options are available 
to Council:  

1. Adopt the draft Structure Plan in its current form. 
2. Adopt the draft Structure Plan with changes, as proposed in this report. 
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3. Proceed with adoption of the draft Structure Plan in an amended form to that 
proposed in this report. 

4. Discontinue or defer the Structure Planning process.  
 
Option 2 is the preferred option, as recommended in this report.  
 
Community Engagement & Internal Consultation 
 
The revised draft Structure Plan was publicly exhibited for 28 days from Monday 30 
January to Tuesday 28 February 2017.   
 
Consultation included notification in the local press and letters to all 42 landowners in 
the Structure Plan Area advising of the re-exhibition.  An additional 70 landowners 
adjoining the area also received a letter advising of the re-exhibition. These letters 
provided details of the re-exhibition and invited submissions to the revised draft Plan. 
 
Council also wrote to other stakeholders advising of the re-exhibition and inviting 
submissions.  These stakeholders included all other persons and State government 
agencies who lodged submissions in response to the initial exhibition period. 
 
The re-exhibition material was published on Council’s website, hard copies made 
available at Council’s Administration Buildings and computer access available at the 
Wauchope, Laurieton and Port Macquarie Libraries for the duration. 
 
Submissions summary 
 
A total of eight submissions were received in response to the re-exhibition.  All 
submissions are summarised and responded to below. 
 

Received From  Issue 

1. Andrew 
Briscoe 
 

Request that the Structure Plan Area be extended in the north-
east to include land across to Steelsville Rd to incorporate three 
dwellings on small Rural zoned lots as potential residential so 
as to provide an ability to connect to sewer in the future.  In lieu 
of this, it is requested that the Structure Plan Area include all of 
No 84 Beechwood Rd on the north-eastern boundary (rather 
than half the property as currently shown) to avoid the need for 
a spot rezoning or boundary adjustment if this owner were to 
develop or sell in the future.  

Response/ 
Comment: 

The Structure Plan Area is irregular in shape as it takes into 
consideration a number of existing constraints and conditions in the 
locality.  It also accounts for various strategic decisions already 
committed to in previous planning strategies including the Mid North 
Coast Regional Strategy 2009 and the Port Macquarie-Hastings 
Urban Growth Management Strategy 2011. 

Extension of the Structure Plan boundary across to Steelsville Rd is 
not proposed because the small flood-free part of the property in 
question is separated from the potential residential area of the 
Structure Plan by part of the Hastings River floodplain and local 
catchment flows from the south, as shown below. 
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2. Andrew 
Briscoe 
 

a) New land supply is struggling to keep pace with demand in 
the area and a rapid rezoning of Yippin Creek is requested 
to provide for future growth.  It is noted that of the 230 lots 
approved for the adjoining Glenview Estate, 184 have been 
sold since 2014 and it is predicted that all lots will be sold by 
2019.     

b) Request that the draft Structure Plan map be amended to 
show the environmental corridor in the south-east limited to 
the southern side of the road to permit future development 
to the north and environmental areas to the south, 
consistent with the adjoining Glenview Estate.   

Response/ 
Comment: 

a) Supply and demand is a factor in determining the amount of land 
to rezone for residential purposes at any given time.  Wauchope 
currently has 12 years residential land supply assuming a 
forecast take-up rate of 45 dwellings per year.  The timing of 
land release will be determined in accordance with the Port 
Macquarie-Hastings Urban Growth Management Strategy, 
following initial consultation with landowners regarding the 
rezoning process.  The aim is to maintain a minimum 15 year 
supply at any given time. 

b) This matter is addressed in the ‘Discussion’ section of this 
report.    

3. Max 
Thompson 
Rural Centre 

Interest expressed in including No 82 Yippin Creek Rd in the 
first phase of detailed planning to rezone land in the Structure 
Plan Area having regard to the importance of co-ordinating 
infrastructure delivery.  A preference is stated for lower density 
residential development to retain the existing rural residential 
character of the land. 

Response/ 
Comment: 

If Council adopts the draft Structure Plan, staff will continue working 
with landowners to implement the Plan.  The first step will involve 
liaison with landowners to confirm the level of interest in and agree 
a process for detailed investigations to support planning proposals 
to rezone land.  The need to provide service infrastructure in an 
incremental and cost effective way will have a significant impact on 
the likely staging and rate of development in the area.       

4. Graham 
Morgan 

Object to the proposed location of a neighbourhood park on No 
98 Yippin Creek Road.  No desire exists now or in the 
foreseeable future to develop the land for residential purposes.  
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Council is encouraged to consider other options for the location 
of a neighbourhood park in the Structure Plan Area. 

Response/ 
Comment: 

This matter is addressed in the ‘Discussion’ section of this report.  
 

5. Stephen Duck 
for Raymond & 
Marjorie Duck 

a) Request consideration to an additional 4.8ha of residential 
potential for Lot 27 in the central north of the Structure Plan 
Area. 

b) Council needs to note that the forest on Lot 27 has had a 
chance to regrow from timber cutters/logging activities in the 
1940s/50s and the present environmental qualities reflect 
the fact that the site has been proactively managed and 
maintained as a private native forest over many years.  This 
has been made possible by the vision and sound 
management practices of the current landowners.  It was 
always the owners’ intent to eventually clear the land for 
housing.   

c) Why hasn’t Council investigated how sustainable it would be 
to use timber from the area to build houses in the area? 

d) Why doesn’t Council have a protocol for tree tagging to 
prevent injury for e.g. in the event that a chainsaw operator 
inadvertently cuts into a tag?  How can a safe work method 
and risk assessment be implemented for the activity?  This 
is a workplace health and safety issue that should have 
already been resolved. 

e) Why hasn’t fluoride in the water supply and its impact on 
water quality and native fauna in the area been considered 
in the draft Structure Plan?   

f) As Lot 27 is identified as having a high conservation value, 
Council could purchase the land so as to ensure that these 
values remain intact.  At present Lot 27 is rural land and 
therefore subject to rural land rules/regulations. 

Response/ 
Comment: 

a) This matter is addressed in the ‘Discussion' section of this report. 

b) Noted.  Council commissioned the preparation of an ecological 
report to help inform the Structure Plan.  This report was based 
on the ecological values present at the time.  

c) As noted in the December 2016 report to Council, the use of 
sustainable timber from the area to build new houses in the area 
has not been considered because this topic is beyond the scope 
of the draft Structure Plan.   

d) It is standard practice for tree tagging to occur when ecological 
consultants undertake survey work and therefore, it is not 
considered necessary that Council introduce a specific protocol 
for tagging.  The small aluminium tags used by Council’s 
consultant are easily identifiable and able to be removed if 
necessary. 

e) As noted in the December 2016 report to Council, fluoride in the 
water supply has not been considered because this issue is 
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beyond the scope of the draft Structure Plan.  

f) The landowner has an opportunity to biobank environmental 
lands, or to offset vegetation loss, and/or to dedicate 
environmental lands to Council for ongoing protection to the long 
term benefit of the community at the time of rezoning.   

6. Tony Thorne, 
King & 
Campbell 
Consultants 
for Gwynvill 
Trading Pty 
Ltd 

The submission indicates general support to the draft exhibited 
Structure Plan and reiterates Gwynvill’s prior offer to work 
collaboratively with Council during implementation of the draft 
Structure Plan. 

Agreement is sought to modify the Sewerage Services Strategy 
contained in the draft Structure Plan to provide for the 
connection of the Oxley Club site to the existing sewerage 
infrastructure in Glenview Park rather than, as currently stated, 
a direct connection to the Wauchope Sewer Treatment Plant. 

Response/ 
Comment: 

It will be possible to service the Oxley Club development with the 
extra capacity in the Glenview sewer pump station (SPS) given that 
land in the north-east of the Structure Plan Area is to be retained as 
rural residential. These changes will be incorporated in a planning 
agreement amendment which has been offered by King and 
Campbell on behalf of the landowner. 

With respect to additional development in the Structure Plan Area 
(beyond the Oxley Club development), no information has been 
provided to demonstrate that development will be able to be 
serviced by the Glenview SPS.   

Council will continue to monitor the existing capacity of sewerage 
infrastructure to service development in the Structure Plan Area as 
part of subsequent detailed planning.  At this stage however, it is 
not considered necessary to amend the Sewerage Services 
Strategy in the implementation section of the Draft Plan. 

7. Department of 
Primary 
Industries - 
Agriculture 

No additional comments provided over and above previous 
correspondence on this matter (letters dated 23 Nov 2015 & 4 
Jul 2016). 

Response/ 
Comment: 

For notation. 

 

8. Department of 
Primary 
Industries - 
Fisheries 

Initial comments reiterated about the need to incorporate 
buffers to Yippin Creek consistent with DPI Fisheries policy and 
guidelines. 

Response/ 
Comment: 

For notation. 

 

 
Should Council resolve to adopt the final draft Structure Plan at Attachment 3 to this 
report, further correspondence will be sent to all landowners and all those who made 
submissions to advise of Council’s decision and to confirm in general terms how 
matters raised have been responded to. 
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Planning & Policy Implications 

The Yippin Creek Structure Plan Area is identified in the Port Macquarie-Hastings 
Urban Growth Management Strategy 2011 as an investigation area to provide for 
projected urban growth around Wauchope to 2031. 
 
The draft Yippin Creek Structure Plan was developed over a period of two years 
following input from technical reports, community and stakeholder feedback and the 
assistance of specialist sections of Council.  It is not a rezoning document.  The 
Structure Plan will provide a policy framework to inform rezoning and infrastructure 
planning for future development of the Yippin Creek Structure Plan area, subject to 
detailed investigations. 
 
If adopted by Council, implementation will commence with discussions with 
landowners to gauge the level of interest in rezoning land in the Structure Plan Area 
and to agree on a process and timeframe to progress detailed planning proposals to 
amend the Port Macquarie-Hastings Local Environmental Plan 2011.   
 
Financial & Economic Implications 

Future development of the Yippin Creek Structure Plan Area is expected to 
accommodate forecast population growth in Wauchope and have a positive 
economic impact on the Wauchope economy.  The priority of ongoing rezoning 
investigations will be determined in the context of the Port Macquarie-Hastings Urban 
Growth Management Strategy which is currently under review. 
 
Adoption of the draft Yippin Creek Structure Plan will necessitate Section 94 
Contributions Planning prior to any rezoning in the Structure Plan Area to specify 
development contributions required towards the cost of the facilities required by the 
community due to development (e.g. new open space, road upgrades, intersection 
upgrades, pedestrian/cycleway links).  
 
In principle, all roadworks, water supply, sewer extensions and establishment of 
environmental lands in conjunction with new development and detailed studies to 
support rezoning proposals, will be funded by the developer.  Maintenance and 
regulatory costs to Council in the long term will need to be assessed as part of any 
ongoing detailed investigations. 
 

Attachments 
 
1View. Submissions 
2View. Amended draft Structure Plan summary map 
3View. Final Draft Structure Plan  
 


