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Disclaimer

The reader is advised that the Greater Taree Conservation & Development Strategy,
which is currently being prepared, will replace all of Council’s current strategies. 

This process involves the review of all Council’s strategies (whether draft, finalised or
endorsed by the Department of Infrastructure, Planning and Natural Resources), and
will provide a framework for rezoning and development within the Greater Taree
Local Government Area for the next 20 years.

As such, this strategy should not be relied upon for property purchase or other
financial decisions.

Further information can be obtained from Council’s Environmental & Strategic
Planning Department.

This advice is current as at June 2005, with the Greater Taree Conservation &
Development Strategy expected to be finalised in December 2005.
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Introduction from the Mayor

It is a great pleasure to write this foreword to the Old Bar
Wallabi Point Development Strategy. The Strategy has
taken a number of years to develop with a great deal of
assistance from the residents and landholders of Old Bar
and Wallabi Point. I would also include in that
acknowledgement, the considerable input by Councillors
and Council Staff.

This Strategy adds to the Development Strategies
already endorsed for Harrington and Hallidays Point
(other major growth areas) and reinforces Council’s
commitment to ecologically sustainable development.

Old Bar and Wallabi Point are unique villages in one of the key growth areas for
Greater Taree City Council and it is essential therefore, that Strategies like this one
are put in place to manage that growth. 

Old Bar and Wallabi Point have expanded rapidly since the 1980s as more and more
families have discovered the ideal lifestyle available there and the close proximity to
other major centres. Further strong growth is expected for the next 20 years and
beyond.

To ensure sustainability however, there is a strong need to achieve a balance
between development and the protection of the area’s sensitive coastal environment.
This is a responsibility that everyone needs to share. The Strategy, as well as the
time taken and the community involvement has certainly tried to address this.

It is acknowledged that not everyone would be supportive of every aspect of what’s in
the Strategy or from their perspective what is not included or addressed. I guess this
is the nature of any strategy, proposal or issue.

I believe however, that the Strategy will be a guiding document for sustainable
development into the future and sets out a commitment by Council and the
communities to achieve this.

I’d like to thank very sincerely, everyone involved in putting the strategy together. It
has been a major achievement and I commend it to you.

Councillor Mick Tuck
MAYOR
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Executive Summary

The Old Bar Wallabi Point Development Strategy earmarks land which is currently
zoned "General Rural" under Greater Taree Local Environmental Plan 1995 in the
Old Bar/Wallabi Point locality for future urban development and environmental
protection.    The current review identifies potential urban land up to 2015 and
includes a land release mechanism which limits the amount of land which may be
developed at any one time.

The Strategy was initially adopted by Greater Taree City Council in 1999 and
subsequently endorsed by the Department of Planning (formally Department of
Urban Affairs and Planning) in 2001.  The Strategy provides a plan to preserve the
valued identities of Old Bar and Wallabi Point.  It determines the extent of growth of
the towns for the next ten to twenty years and the relationship of any future
development to surrounding agricultural uses.  The Strategy translates community
values gathered through a series of public meetings into positive outcomes, and
develops a framework for future actions, short and long term.

The Strategy is also designed to meet the Council’s obligations under the Hunter
Regional Environmental Plan for an urban land release strategy.

The Strategy has identified several guiding principles considered essential to
planning and management.  These are:

Community vision;

Land is a finite resource;

Development decisions must consider potential and cumulative impacts and be
based on the precautionary principle;

Decision-making must ensure community consultation and participation; and

Use of the environment must be based on the principles of Ecologically
Sustainable Development.

The Strategy has been prepared with reference to the following documents:

Department of Urban Affairs and Planning’s Urban Settlement Strategies
guidelines for the North Coast;

Greater Taree City Council’s “One Future”;

Community views are divided between significant additional population growth and
minimal population growth.  The Strategy plans for moderate growth not beyond that
which is ecologically, physically, economically and socially sustainable.

The outcomes of the Strategy cannot be guaranteed for a number of reasons.  For
example, landowners may not wish to take up development options available on their
land, and investment-funded development may fluctuate with movements in financial
markets.  However, in order to plan infrastructure requirements, particularly relating
to sewerage, it is necessary to assume a maximum potential level of development
that could eventually be achieved given the maintenance of specific assumptions and
values.
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The analysis of ecological and physical constraints has determined areas of land that
are suitable for future urban development.  This analysis has shown the expansion of
Old Bar and Wallabi Point are physically limited.  Analysis of infrastructure
constraints has identified deficiencies in the provision of sewerage that need to be
assessed prior to, and in conjunction with any future development.

The current version of the Strategy has been prepared following a review of
population and development trends in the area over the period July 1999 to
December 2002.  This review has continued to demonstrate that Old Bar and Wallabi
Point have limited serviced and subdivided residential land for sale.  There is also
only a small amount of land zoned for residential development that still needs to be
serviced and subdivided.

The changes that have occurred during the period 1999 to 2002 are summarised in
the following table:

Data 1999 Figures 2002 Figures

Population Projection 4,646 (by 2010) 6,638 (by 2015)

Future No. of Dwellings
Required 

2,331 (by 2010) 4,842 (by 2015)

New Dwellings Required after
Subtracting Existing Dwellings

981 (by 2010) 3,332 (by 2015)

Av. No. of Additional Lots
Required per Year

89 (up to 2010) 256 (up to 2015)

Total Potential Shortfall in
Residential Lots after
Subtracting Existing Lots

444 (by 2010) 2,734 (by 2015)

Av. Yearly Requirement of
Residential Lots to meet
shortfall

40 (up to 2010) 210 (up to 2015)

The existing supply of zoned land for residential development is expected to yield
approximately only 440 lots.  At the current growth rate this represents only
approximately 2 years supply, more or less dependent on the rate of development
(this compares with 5 – 6 years supply estimated in 1999). 

The Strategy continues to identify future areas for residential growth and sets out an
appropriate land release program to ensure sufficient land supply will be available for
the next 10 to 20 years.  To prevent possible social, economic and environmental
costs of uncontrolled land development a 10 year lot allocation is set.  

In 1999 an initial limit was set of 900 lots to be developed up to 1 July 2011.  With
current Census data and the latest building approval figures the Strategy now
proposes a limit of 2000 lots to be developed up to 2015.  This will be equivalent of
approximately 200 lots per year. 

It is acknowledged that it takes a number of years to convert identified future urban
land to subdivided lots.  On average it is considered that the overall process takes
approximately 3 years.  Thus, it is believed that each rezoning should incorporate 3
years supply of land.  This being the case, current land releases in Old Bar Wallabi
Point should be restricted to approximately 630 lots.

Therefore, to ensure the development of the 2000 lots is spread over the 15 year
period, the number of lots that may be initially developed will be restricted to
approximately 630 lots.  As a consequence land development in each of the
development precincts is now restricted to the following numbers:
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Development Precinct 2 (incl. Land North of Banyula
Drive and south of Old Bar Road)

- Approx 200 lots

Development Precinct 3 (surrounding golf course and
west of Wyden Street)

- Approx 300 lots

Development Precinct 4 (north west and south-west of
existing urban)

- Approx 120 lots

The 10 year allocation of lots will be reviewed every 5 years based on the lot uptake
rates at the time.  Should lot uptake grow faster than current estimated demand then
the lot allocation may be increased for a further 10 years.  Similarly, if lot uptake rates
fall then the subsequent 10-year allocation may decrease.

The Strategy also continues to recognise the significance of the Manning River and
provision is made for future investigation into connecting this valuable resource with
Old Bar.

The Strategy continues to provide for:

A unique 2 option approach to land development which allows for immediate
rezoning of limited land or the rezoning of larger land areas subject to provision of
landowner agreements to preserve significant vegetation and the provision of
sewerage;

No development to occur on flood prone land without further detailed
investigations;

Land adjacent to existing urban development to be developed prior to other
lands;

Land to be serviced by sewerage and water services.  Land serviced by existing
sewerage and water services to be developed prior to other lands;

No development in areas containing Class 1,2 and 3 Acid Sulfate Soils;

No development in areas containing or immediately adjacent to significant natural
vegetation communities, including SEPP14 Wetlands;

No development in Forestry land, industrial land and contaminated land;

No development on land identified as “Coastal Lands Protection”;

No development on land having a high fire hazard classification;

Preservation of aboriginal and European heritage;

Development having regard to total catchment management principles;

A staged release of identified development areas through the LEP and DCP
process in consultation with the community;

Significant vegetation corridors to provide a green link through Old Bar;

A “green belt” to maintain the physical separation between Old Bar and Wallabi
Point’;

Walkways, cycleways and trails through the towns to increase the ability to move
around on foot, bicycle or horse and reduce car usage;

Permitting a future addition commercial zone in Old Bar;

Infrastructure and community facilities must reflect the level of usage placed upon
them by residents of the town as well as surrounding rural areas.  Inadequacies in
this infrastructure have been identified and need to be overcome prior to further
development occurring.  This infrastructure is essential to achieving the outcome of
an environmentally sensitive and pedestrian and bike friendly town and requires:
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Adequate infrastructure being in place;

Pedestrian bikeways and horse-trail links to facilitate pedestrian access from the
new areas west of Old Bar to the Manning River and into the Town Centre being
constructed;

The outcomes of this Strategy meet the visions of Council for the City as contained in
its One Future publication.  The Strategy also fulfils the requirements of the Hunter
Regional Environmental Plan and DUAP’s Urban Settlement Strategies guidelines for

the North Coast.
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1 INTRODUCTION – PATHWAY TO A SUSTAINABLE
FUTURE

The past decade has seen an evolution in the political status of the environment,
both globally and locally.

In the context of environmental planning, this evolution has been marked by a
number of key steps.  In 1992, a conference of world governments was held in Rio
de Janeiro.  That conference lead to the adoption of a United Nations charter referred
to as Agenda 21, which acknowledges the need to develop strategic environmentally
sustainable processes at the local level.

In 1993, the New South Wales Local Government Act was amended to include
objectives relating to environmental sustainability.  Various other legislation has also
been amended.  It has become quite clear that the NSW State government is
providing local government with the power and responsibility to manage
environmental issues in a more sustainable way.

Greater Taree City Council has shown its commitment to environmental sustainability
by adopting the Greater Taree City Council Environmental Management Policy in
2000, followed by the completion of City-wide Vegetation Mapping in 2001.

The current Development Strategies for Harrington, Hallidays Point and Rural
Residential Land are another step along the way to infusing environmental
sustainability into planning and land use.  The draft Rural Lands Study and
Settlement Strategy and Taree Cundletown Development Strategies will “complete
the picture” in terms of sustainable strategies for the local government area.

Environmental sustainability has also been incorporated into Council’s annual report
on the State of the Environment.

Council’s Environmental Management Policy

In 2000 Council adopted it’s Environmental Management Policy which requires
that, In carrying out its responsibilities, Council will seek to ensure the following:

1. Maintenance of biodiversity, habitat conservation and management of native
vegetation will be incorporated into strategic plans for growth, development and
conservation within the local government area.

2. Environmental impact assessments will include consideration of the
maintenance of biodiversity, habitat conservation and management of native
vegetation.

3. All operational activities undertaken by Council will have regard to the
principles of ecologically sustainable development – these being the need to
act quickly to avoid environmental harm, conserving the health, diversity and
productivity of the environment for future generations; conserving biodiversity
and attaching an appropriate value on the environment.

4. Comprehensive community consultation will be established to determine and
prioritize community concerns relating to environmental resources, pressures
and management actions.
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5. The principles of Ecologically Sustainable Development will be included in
Council’s Management Plan.

6. Council will actively participate in community and government sponsored
programs which investigate and address environmental management issues. 

7. The resources and facilities which are available to the community to assist with
environmental management will be actively promoted.

8. Environmental management issues and the controls applicable to each will be
actively promoted. 

Principles of Ecologically Sustainable Development

Ecologically Sustainable Development (ESD) is development that aims to meet the
needs of Australians today, while conserving our ecosystems for the benefit of future
generations. Finding better ways to integrate environmental, economic and social
concerns in decision-making is a key theme of Australian policy. 

The goal of ecologically sustainable development is to ensure that any development
improves the total quality of life, both now and in the future, in a way that maintains
the ecological processes on which life depends. 

The Core Objectives are:

to enhance individual and community well-being and welfare by following a
path of economic development that safeguards the welfare of future
generations

to provide for equity within and between generations 

to protect biological diversity and maintain essential ecological processes and
life-support systems 

The Guiding Principles to be included in Council’s Management Plan are:

decision making processes should effectively integrate both long and short-
term economic, environmental, social and equity considerations 

where there are threats of serious or irreversible environmental damage, lack
of full scientific certainty should not be used as a reason for postponing
measures to prevent environmental degradation 

the global dimension of environmental impacts of actions and policies should
be recognised and considered 

the need to develop a strong, growing and diversified economy which can
enhance the capacity for environmental protection should be recognised 

the need to maintain and enhance international competitiveness in an
environmentally sound manner should be recognised 
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cost effective and flexible policy instruments should be adopted, such as
improved valuation, pricing and incentive mechanisms 

decisions and actions should provide for broad community involvement on
issues which affect them 

These guiding principles and core objectives need to be considered as a package.
No objective or principle should predominate over the others. A balanced approach is
required that takes into account all these objectives and principles to pursue the goal
of ESD.

1.1 THE NEED FOR THE STRATEGY 

The need for this Strategy arose from the following issues:

1.1.1 Statutory requirements

The Hunter and North Coast Regional Environmental Plans (REPs) require Council
to adopt an urban release strategy prior to permitting significant urban growth.

1.1.2 Landowner Demand for Urban Development

Over the past few years Council has received a number of rezoning proposals for
urban development of existing rural land in the Old Bar and Wallabi Point area.  To
ensure ecologically sustainable development it was necessary to suspend
processing of all proposals until an adopted Urban Development Strategy was in
place.

1.2 REGIONAL CONTEXT

Greater Taree City Council comes under the administration of the North Coast office
of the Department of Urban Affairs and Planning (DUAP).  The following documents
inform the development of urban settlement strategies in this region:

North Coast Urban Planning Strategy

North Coast Regional Environmental Plan

DUAP’s Urban Settlement Strategies guidelines for the North Coast.

Prior to 1999 Council came under the administration of DUAP’s Hunter Region
Office.  As a result, and being somewhat of an anomaly, Council also still directed by
the provisions of the Hunter Regional Environmental Plan.

In general the North Coast region suffers a high unemployment rate and significant
health, housing and social problems for young people, aged people and low income
households.  Old Bar and Wallabi Point have a high level of home ownership with
generally strong growth in all age groups.  Only the 15-19 age group shows low
growth.  Likely out of migration by school leavers.
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1.3 REGIONAL ISSUES

This Strategy does not envisage Old Bar and Wallabi Point being elevated in the
hierarchy of the North Coast region.  They will not become sub-regional population
centres but remain as small coastal service towns.

The Strategy does not propose residential densities of the order suggested in the
North Coast Urban Planning Strategy of 15 dwellings per hectare.  This is due to a
desire to maintain the character of the towns, which historically have not included a
high proportion of medium density development.  New release areas are located
away from the centre of the towns.  The average development density of the towns is
quite low, at about 10 dwellings per hectare.

Other issues of regional interest are:

1.3.1 Tourism

Old Bar and Wallabi Point have many features that attract tourists.  Tourists can
access attractions such as the excellent surf beaches, Saltwater Reserve, the
Manning River and the shops and cafes within the towns.

1.3.2 Tertiary Education Opportunities

Old Bar and Wallabi Point do not contain higher education institutions.  It is
appropriate that population centres should be located closer to the sub-regional
centre of Taree which has those regional-level services.  Old Bar and Wallabi Point
are well located for people to work in Taree.  A desired outcome of this Strategy is to
provide employment opportunities within Old Bar and Wallabi Point to reduce the
number of car trips.

1.3.3 Pacific Highway Upgrade

With the upgrading of the Pacific Highway Council is increasingly promoting Old Bar
and Wallabi Point as attractive tourist destinations and is actively seeking to attract
tourists travelling along the highway.

1.3.4 Regional Environmental Issues

This Strategy will protect rare or significant vegetation and rare or threatened flora
and fauna.  Opportunities have been identified to maintain, re-establish or enhance
wildlife corridors and links between environmentally significant areas.

The Greater Taree Vegetation Mapping has identified vegetation, including rare and
threatened species, which are significant on a local, regional and national basis.  This
Strategy advocates environmental protection to maintain fauna habitat values, and
links environmental preservation to development opportunities.

1.3.5 Timing of Implementation

The outcomes envisioned in this Strategy require immediate implementation through
new LEPs and DCPs.
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1.4 OLD BAR AND WALLABI POINT COMMUNITIES

The towns of Old Bar and Wallabi Point are located in the coastal strip south of the
Manning River within the Greater Taree City Council area.  

The Manning River itself forms a delta, with two separate entrances to the sea.
Unlike many of the other rivers on the NSW coast, it does not have a major town built
right on the entrance.  Harrington is located at the north entrance, back from the
entrance channel; Manning Point lies opposite, but clear of the entrance.

At the south entrance there are no populous areas at the mouth.  Old Bar is built well
away from the entrance, so it remains predominantly in its natural state, with sand
islands, intertidal mud flats and mangroves lining the banks.  The area has a low
altitude and topography.  The locality includes urban development, wetlands,
estuarine areas, coastal dune systems, coastal heathland and open forests.

Old Bar and Wallabi Point have had considerable population growth over past
decades.  While the village boundaries have been extended in one-off rezonings to
accommodate this growth, no previous overall development strategy has been
endorsed for the locality.

Without a development strategy the development of the locality may result in
sterilisation and degradation of the environment, costly and inefficient servicing
patterns, inefficient and unsustainable development of land, reduced opportunities for
future urban, commercial and industrial development.

The Old Bar/Wallabi Point Development Strategy will ensure planning decisions work
towards achieving defined long term goals.  The Strategy acts to justify and guide the
location of urban development within the Old Bar/Wallabi Point locality.

The Strategy also provides an agreed strategic plan to guide the future pattern and
provision of urban development in the Old Bar/Wallabi Point locality.  It has the
support of the community and council.  It takes into account the regional context and
ensures that urban settlement in the locality is of an appropriate type, location and
quantity consistent with future needs without adversely impacting on resources,
services and the environment.  It reflects community values, takes into account
stakeholder’s views and has the endorsement of council.
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Location Map
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2 DEVELOPMENT OF THE STRATEGY

In 1994 Council prepared the Old Bar Wallabi Point Environmental Study to examine
and document the environment of the area, assess future urban needs, identify
appropriate environmental protection measures, outline a suitable urban structure for
the future, and identify access and servicing requirements needed for urban
expansion.

The Old Bar Wallabi Point Environmental Study provided valuable information
necessary to prepare a future development strategy.  In undertaking the Study
Council consulted with Departmental Authorities to obtain feedback on opportunities
and constraints for urban development.  The completed study was publicly exhibited
by Council during 1994.  Since that time there have been a number of other changes
to the Strategy which have involved public exhibition.  Public meetings have also
been held to collate information and receive feedback on approaches to urban
development in the locality.

The 1994 Old Bar Wallabi Point Environmental Study provides details on the existing
environment.  This includes details on geography, land capability, land use, flora and
fauna, cultural heritage and infrastructure. As a consequence this document has
been used as a basis for the preparation of the Old Bar Wallabi Point Development
Strategy.  A brief history of recent developments in the production of this Strategy is
provided in Appendix 1. 

The Strategy was initially adopted by Greater Taree City Council in July 2001 and
subsequently endorsed by the formally known Department of Urban Affairs and
Planning (now the Department of Planning) in August 2001.

In order to quantify the perceived pressure on rural land for urban development in the
Old Bar Wallabi Point locality the Strategy provides a demand and supply analysis for
residential land. The Strategy also includes the establishment of a land monitor to
track the supply of land and environmental impacts of residential development in the
area.  This land monitor is to be continuously updated and comparisons made
annually with previous supply and demand figures.  It is now 12 months since
endorsement of the Strategy and the 2001 Census information has recently been
released.  As a consequence the following sections have been updated to reflect
changes in population and residential development within the area over the past 18
months.
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3 DEMAND AND SUPPLY ANALYSIS OF RESIDENTIAL
LAND IN OLD BAR/WALLABI POINT

3.1 DEMAND ANALYSIS

While a quantitative analysis of demand cannot hope to take into account all the
factors affecting demand, it is a simple means of gaining a general understanding of
the number of lots required to meet future demand.  The following seven step land
demand model has been applied:

1. projection of Old Bar/Wallabi Point population increase from general population
projection;

2. estimation of future average household size based on historic trends;
3. computation of number of occupied urban dwellings required;
4. adjustment upwards to allow for unoccupied dwellings;
5. adjustment upwards to allow for unoccupied lots;
6. computation of land requirement. 

Whilst the City Wide Settlement Strategy covers the period up to 2020, the demand
and supply analysis has been limited up to 2010.  It is considered that extrapolation
of figures, such as population growth, beyond 10 years would lead to significant
errors.  Of course demand and supply analysis will be reviewed regularly over the
next 20 years.

3.1.1 Data Source

Data used in the model was obtained from the 1991, 1996 and 2001 Census and
from Council’s “Fact and Figures” Publication.

Step 1.  Population Projection

In July 2000 Council engaged Demographica International Pty Ltd to undertake a
demographic analysis of the Greater Taree local government area.  As a result the
"Demographic Analysis and Projections for Greater Taree LGA" Report was
produced by Demographica International in August 2000.  This report provided
summaries of existing and projected populations for the LGA and Council's Social
Catchment Districts.  

Council has identified eight (8) Social Catchment Districts within the Greater Taree
LGA.  The Old Bar/Wallabi Point area comprises Social Catchment Area No. 6 (SCA
6)

The following tables provide details on the existing population, growth rates and
projected population of SCA 6.  The details have been obtained using the findings of
Demographica International's Report and incorporating the latest 2001 Census data.
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Social Catchment Area 6 - Old Bar/Wallabi Point - Overall Statistics

1986 1991 1996 2001 (from
census)

Total
Population

1,797 2,648 3,739 4,101

Sex ratio 97.3 97.5 100.1 103.2

0-14 yrs (%) 0.256 0.249 0.252 0.207

15-44 yrs (%) 0.420 0.397 0.368 0.336

45-64 yrs (%) 0.199 0.211 0.225 0.254

65+ yrs (%) 0.125 0.144 0.155 0.203

It is worthy to note that the relative decline in 0-44 year olds and the relative increase
in the population 45 years and over as a percentage of the overall population.   This
trend has been apparent for the last 15 years. 

The following table shows the annual growth rates over the past 15 years.  It is
noteworthy that population growth rate has declined considerably, particularly during
the last census period.

Social Catchment Area 6 - Old Bar/Wallabi Point - Annual Growth Rates

1986-1991 1991-1996 1996-2001

Growth Rate (%) 7.75 6.90 1.61

Social Catchment Area 6 - Old Bar/Wallabi Point - Growth Projections -
Demographica International Report

Population
Projection

2001 2006 2011 2016

High Scenario 4,375 4,904 5,465 6,059

Med Scenario 4,185 4,488 4,792 5,101

Low Scenario 4,022 4,149 4,267 4,383

The 2001 Census indicates the population of Old Bar/ Wallabi Point (SCA 6) is
approximately 4,101.  This equates to Demographica International's low-medium
growth scenario projection of between 4,022 - 4,185.  Being conservative and
applying the growth scenario similar to Demographica International's model, by the
year 2016 the estimated population of Old Bar will be in the order of 5,000.

3.1.2 Growth Rates

It has taken 15 years from 1986 to 2001 for the Old Bar/Wallabi Point SCA
population to grow from 1,797 to 4,101.  Assuming an exponential growth rate at a
constant rate over that period of time the growth rate is calculated as follows:
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ln (ert) = rt = ln (N / N0)

r = 1/t ln (N/N0)

= 1/15 ln (4101/1797)

= 0.055

= 5.5 percent

The original Old Bar/Wallabi Point Environmental Study (1994) predicted an annual
combined growth rate of 4.2% between 1991 and 1996 with a population in 1996 of
2461 (Old Bar) and 212 (Wallabi Point) (Australian Bureau of Statistics). The actual
population was higher than the predicted population being 2600 for Old Bar and 270
for Wallabi Point. Therefore Old Bar and Wallabi Point experienced a combined
higher growth rate of 5.79% compared to anticipated growth.

At the time of preparing the 1999 Old Bar/ Wallabi Point Strategy census projections
were not available for 2001. However, an indication of population growth from 1996
to 2000 was obtained by analysing new dwelling approvals in Old Bar and Wallabi
Point.

Appendix 2 shows the dwelling approvals during the period 1987 to 1998. It can be
seen that growth peaked in 1988 with 86 dwellings being approved and dropped to a
low in 1995 with 12 dwellings approved. It can be seen that the new dwelling
approvals and therefore population growth rates of the late 1980's and early 1990's
have substantially decreased in recent years.

Between 1995 and 1998 new dwelling approvals in Old Bar only averaged
approximately 16 per year. In Wallabi Point new dwelling approvals averaged
approximately 4.5 per year. The combined average was approximately 20.5
dwellings per year.

Given an average household size of 2.7 persons the average population increase
was approximately 55 persons per year.

This equated to approximately a 1.9% average annual growth rate. This figure has
now been confirmed by the 2001 Census data, which as shown above is
approximately 1.6%.  It is of course well below the 1991-1996 growth rate of 5.79%.

The main reason for the lower growth rate is seen to be the housing boom in Old
Bar/Wallabi Point in the late 1980's and the relative shortage of available land for
urban development in the past couple of years.

The number of building approvals between June 1999 and October 2002 in Old Bar
and  Wallabi Point are summarisd in the following table:

Location New
Dwellings
2(a) & 2(v)

Zones

New Dual
Occupancies

2(a) & 2(v)
Zones

Total No.
Households

Average No.
Approvals per

Yr

Old Bar 100 26 126 38

Wallabi Point 26 3 29 9

Total 126 29 155 47
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Given an average household size of 2.7 the average population increase over the
past 18 months has been approximately 127 persons per year. This equated to
approximately a 3% average annual growth rate.

Thus, the estimated growth rates for Old Bar Wallabi Point may be summarised as
follows:

1986-1991: 7.75%

1991-1996 6.90%

1996-2001 1.61%

2001-2002 3.00%

Long Term (past 15 years): 5.5%

The 1999 Old Bar Wallabi Point Strategy applied an annual growth rate of 3.5% as a
reasonable prediction for future growth.  It is believed the above figures justify
continued use of this figure.

3.1.3 Current Population

As specified in the above table the estimated population of Old Bar/Wallabi Point as
at 30 June 2001 was 4,101.

3.1.4 Projected Population

Given an anticipated growth rate of 3.5% per annum, the projected population within
Old Bar/Wallabi Point up to 2010 is as shown in the following table. 

Year Estimated Population

2001 4101

2002 4244

2003 4393

2004 4546

2005 4705

2006 4870

2007 5041

2008 5217

2009 5400

2010 5589

2011 5784

2012 5987

2013 6196

2014 6413

2015 6638

Thus, by the year 2015 the estimated population of Old Bar/Wallabi Point will be in
the order of 6638.

Step 2.  Estimated Future Average Household Size

In 1991 the City Wide population was 40,810 and the total number of occupied
dwellings was 14,535.  Thus in 1991 average household size was 2.8.  In 1996 the
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City Wide population was 42,410 and the total number of occupied dwellings was
15,666.  Thus in 1996 average household size was 2.7. In 2001 the City Wide
population was 42,943 and the total number of occupied dwellings was 16,652.  Thus
in 2001 average household size was 2.58. These figures are summarised in the table
below.  The decrease in average household size is consistent with the general trend
in reduced average household sizes across most rural and regional centres.

Average Household Size (no. persons)

1991 1996 2001

GTCC 2.8 2.7 2.58

It has taken 10 years from 1991 to 2001 for the average household size to fall from
2.8 to 2.58.  Assuming an exponential fall in household size at a constant rate over
that period of time the average household size decline rate is calculated as follows:

ln (ert) = rt = ln (N / N0)

r = 1/t ln (N/N0)

= 1/10 ln (2.58/2.8)

= -0.00818

= - 0.818 percent

The 2001 Census indicated that within the Old Bar Wallabi Point Locality (SCA6) the
average household size was 2.2.  Applying the City Wide historic -0.818% fall in
household size, the projected household size within the Old Bar Wallabi Point
Locality  up to 2010 is as shown in the following table. 

Year Estimated Household Size

2001 2.2

2002 2.18

2003 2.16

2004 2.15

2005 2.13

2006 2.11

2007 2.09

2008 2.08

2009 2.06

2010 2.04

2011 2.03

2012 2.01

2013 1.99

2014 1.98

2015 1.96

Thus, by the year 2015 the estimated household size in the Old Bar Wallabi Point
area  will be in the order of 1.96.  
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Step 3.  Number of Occupied Dwellings Required

With an estimated urban population of 6638 and average household size of 1.96, the
number of occupied dwellings required by 2015 will be 3,386 (ie 6638 / 1.96).

Step 4.  Adjustment Upwards for Unoccupied Dwellings

The following figures for unoccupied dwelling rates were extracted from Census data:

Unoccupied Dwellings (%)

1991 1996 2001

GTCC 11.0 11.4 11.1

This indicates a general constant level over the  past 10 years.  The 2001 Census
also indicates that the unoccupied dwelling rate for the Old Bar Wallabi Point locality
(SCA6) was 11.6%. 

Therefore it is considered reasonable to assume an unoccupied dwelling rate for the
Old Bar Wallabi Point locality to remain fairly constant at 11.6% over the next 10 to
15 years.

An unoccupied dwelling rate of 11.6 per cent  will be equivalent to approximately 444
unoccupied urban dwellings by 2015.  Thus the total number of urban dwellings
required by 2010 is likely to be in the order of:

No. of occupied urban dwellings required = 3386
No. of unoccupied urban dwellings =   444
Total urban dwellings required = 3830

Step 5. Adjustment Upwards for Unoccupied Lots

As at December 2002 the estimated number of vacant residential lots in Old
Bar/Wallabi Point was 316.

The total number of dwellings erected on residential lots in the same locality is
approximately 1,194.

Thus the unoccupied lot rate = 20.9%

Given the estimated dwelling requirement of 3,830 by 2015 the number of vacant lots
will be in the order of 1,012.

Therefore the total number of residential lots required by 2015 is likely to be in the
order of:

No. of urban dwellings required = 3,830
No. of vacant lots = 1,012

Total urban allotments = 4,842
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Step 6. Future Residential Requirements

The total number of urban lots (both vacant and containing dwellings) in Old
Bar/Wallabi Point is approximately 1,510.  Thus, with an anticipated urban lot
requirement of 4,842 by 2015, there will be a demand in the order of 3,332 additional
lots.  This equates to approximately 256 lots per year.

3.1.5 Summary of Demand Model

Item Result

Old Bar/Wallabi Point population projection (2015) 6,638

Estimated av. Household size (2015) 1.96

No. of occupied dwellings required by 2015 3,386

Adjustment for unoccupied dwellings 3,830

Adjustment for unoccupied lots 4,842

Balance after subtracting existing stock 3,332

Av. No. of additional lots required per year 256

As previously noted average annual dwelling approvals in residential estates within
Old Bar/Wallabi Point over the past few years has been around 20.  This would tend
to indicate there has not been as high a demand as indicated in the above Demand
Analysis.

However, the number of dwelling approvals is to a large extent restricted by the
availability of vacant residential lots that can be built on. The current Demand
Analysis indicates that within Old Bar/Wallabi Point 20.9% of residential lots are
vacant (currently 316 lots).  These lots are not all available to be built on.  It is likely
that substantial numbers of lots are being kept out of the residential market by
owners who have invested in the land to be built on at a later stage, e.g. for
retirement purposes.  It is believed this trend will continue. It is therefore considered
that building approvals are to some extent being restricted by a lack of residential
land supply.  The recent Trad subdivision has provided considerable residential lots
to the market.  However, dwelling construction is not being commenced on many of
the sold lots. This development and other proposals are analysed in the following
supply analysis.

3.2 SUPPLY ANALYSIS

3.2.1 Estimated Supply of Residential Lots in Old Bar/Wallabi Point

The supply of residential lots is calculated by estimating the stock of  residential lots
within Old Bar/Wallabi Point based on:

Vacancy rate on urban lots

Existing number of lots zoned for urban residential purposes

Potential additional number of lots which may be subdivided in existing
residential zones

3.2.2 Data

Data used in the model was obtained from the 1991 and 1996 Census and from
Council records.
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3.2.3 Analysis

Step 1. Vacancy Rate on Residential Lots in Old Bar/Wallabi point

The vacancy rate for urban allotments within Old Bar/Wallabi Point is estimated at
20.9% as calculated in the previous Demand Analysis.

Step 2. Existing number of unoccupied lots zoned for residential purposes 

This is current stock of existing vacant lots within land zoned 2(a) Residential under
Council’s LEP.  The size of this stock is estimated in the following table.

Location Estimated no. of potential lots

Old Bar/Wallabi Point 316

Step 3. Potential additional number of lots which may be subdivided in existing
residential zones 

Current development of land in south Old Bar is having a significant impact on the
potential number of urban lots with a possibility of up to 280 lots on land currently
zoned 2(a) Residential.  Other land in Medowie Road, Old Bar has the potential to
provide up to 100 lots.  The number of potential lots in Wallabi Point is approximately
60.  Thus the total number of potential lots is approximately 440.

Location Estimated no. of vacant lots

Old Bar/Wallabi Point 440

It is noted that the variety of landform in existing residential zones yet to be
developed is quite limited. The current development of land in south Old Bar
comprises predominantly flat, low-lying land.  Medowie Road and Wallabi Point whilst
more elevated are still relatively flat areas.  Thus, whilst there is potential for up to
440 additional  residential lots, the variety of lots is limited.

3.2.4 Estimated Supply

With the above information it is estimated that the current potential supply of
residential lots in Old Bar/Wallabi Point is approximately 537, as summarised in the
following table:

Estimated Vacancy Rate 20.9%

Estimated no. unoccupied lots within existing 2(a) zones 316

Estimated potential lots in existing 2(a) zones 440

Total No. Potential Lots 756

Minus vacancy rate (20.9%) 158

Estimated No. of potential residential lots in Old
Bar/Wallabi Point

598

3.2.5 Comparison With Demand Model Results

The demand model estimated that there will be a demand of approximately 3,332
additional residential lots within Old Bar/Wallabi Point up to the year 2015.  
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The supply model indicates there is only a current potential supply of 598 residential
lots within Old Bar/Wallabi Point.

Therefore there is a potential shortfall of approximately 2,734 residential lots up to
the year 2015.  This equates to approximately 210 lots per year.

Phase 1 Rezoning Proposals Currently being Implemented

The following figures provide details on the location of land that has been earmarked
to be rezoned to "residential" or "urban" in the Strategy.  Details are also provided on
the current status of all other Phase 1 rezonings identified in the Release Program
(as at 17 December 2002): 

R 3/2002 - Development Precinct 4 - Saltwater Road, Wallabi Point

A Local Environmental Study (LES) is currently being prepared.  Expected
completion December 2002.

R 6/95 – Development Precinct 3 - Forest Lane, South Old Bar

A consultant has been selected to commence the Local Environmental Study.
However, before engaging the consultant Council needs to resolve whether to
contribute financially to the Study.  Details of this contribution are discussed in a
separate report to Council in the current meeting agenda.

R 2002/99 – Development Precinct 2 - Old Bar Road, North Old Bar 

This rezoning application covers Option B rezoning identified in the Strategy.  This
allows consideration of a large area of land to be immediately rezoned subject to
landowner agreements to preserve vegetation corridors and provide reticulated
sewer.  A consultant was selected to commence the Local Environmental Study in
mid-2002 and all landowners (approx 40) advised of a suggested apportionment of
costs.  To date, the landowners have not notified Council of any agreed
apportionment of costs.  LES will commence when agreements are received on
costs.

R 1/2003 – Development Precinct 2 - Banyula Drive, North Old Bar

This rezoning application covers Option A rezoning identified in the Strategy.  Given
the difficulty in obtaining landowner agreements on apportionment of the LES costs
for R 2002/99, Council resolved to proceed with Option A which rezones a smaller
area of land in Development Precinct 2.  Consultants commenced LES in early
December 2002.

Development Precinct 1 - Manning River, Old Bar

Landowners have submitted a concept plan for consideration.  A Planning Focus
Meeting has been organised for February 2003 for major stakeholders to discuss
issues likely to arise in implementing the concept plan.
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4 LOCATION OF FUTURE URBAN DEVELOPMENT

4.1 CONSTRAINTS TO DEVELOPMENT

Land suitability for urban development in Old Bar Wallabi Point was addressed in the
Old Bar Wallabi Point Environmental Study.  Taking into account this information and
the previous demand and supply analysis, suitable land for residential development
should:

Be located adjacent to existing urban development;

Have capacity to be serviced by existing sewerage and water services;

Have minimal impact on existing infrastructure, such as roads, electricity and
telephone supply;

Have regard to total catchment management principles and be developed on a
catchment basis.

Avoid:

- flood liable land;
- areas with acid sulfate soils;
- natural vegetation communities;
- forestry land, industrial land and any contaminated land;
- land identified as “Coastal Lands Protection”;
- SEPP 14 Wetlands;
- sewerage treatment plants and irrigation buffer zones;
- land identified as “Open Space” under Great Taree LEP 1995;
- areas of high bushfire hazard;
- known mineral and extractive industries
- areas with Threatened Species and known Critical Habitats;
- areas of Aboriginal and European heritage significance;

Figure 1 identifies the three main water catchments in the area. These are identified
as Oyster Creek Catchment, Racecourse Creek Catchment and First Rock Gully
Catchment.  The areas cover a variety of lifestyle and landform opportunities and
provide a general separation into North Old Bar, Central/South Old Bar and Wallabi
Point. The undulating land to the north of Old Bar would accommodate a different
market to the relatively low-lying flat land to the south of Old Bar.  Each of the
villages also have the opportunity to provide land within immediate proximity to the
beach or some distance from the beach.  There is also a need to maintain the distinct
separation of Old Bar and Wallabi Point. 

Figures 2 to 9 provide maps of the first eight constraints listed above in the Old Bar
Wallabi Point area.  The remaining constraints are matters that can be addressed at
rezoning application stage.
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Figure 1 – Catchments
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4.2 GENERAL FINDINGS AND DISCUSSION FROM CONSTRAINTS MAPPING

Issues surrounding each of the first eight constraints are discussed below:

4.2.1 Flood Liable Land

Figure 2 maps flood prone land in the locality.  Land subject to flooding
predominantly occurs in North Old Bar catchment adjacent to the Manning River and
in South Old Bar catchment adjacent to Racecourse Creek.  In order to gain a
greater understanding of potential flooding in this area a number of specific studies
have been undertaken since 1994.

As part of the Old Bar/Wallabi Point Environmental Study - 1994 - Mitchell McCotter
were engaged to complete the Old Bar/Wallabi Drainage Strategy. This Strategy
included hydrologic and hydraulic investigations in the locality. A specific hydraulic
investigation was undertaken in Racecourse Creek Catchment. 

Further flood assessments were completed in 1998, 1999 and 2000 by Bewsher
Consulting Pty Ltd as a result of investigations into a proposed rezoning application
for South Old Bar.  The findings of all the Flood Studies have been consolidated into
a single report provided as Appendix 3 to this Strategy document. This has enabled
the potential flood liable land to be identified in South Old Bar.

No detailed flood assessments have been undertaken in the North Old Bar
catchment.

4.2.2 Areas with Acid Sulfate Soils

Figure 3 maps the location of acid sulfate soils classifications in the locality extracted
from the Department of Land and Water Conservation Acid Sulfate Soils Map Series

The Department of Land and Water Conservation have prepared Acid Sulfate Soils
Development Control Maps.  The Development Control Maps establish six principle
classes as follows:

Class 1 – Land within mapped waterways where a Development Application is
required for any works to be undertaken which will disturb the ground surface.

Class 2 – Land where a Development Application is required for works below the
ground surface and/or where the water table is likely to be lowered.

Class 3 – Land where a Development Application is required for works beyond 1
metre below the natural ground surface and/or where the water table is likely to be
lowered beyond 1 metre below natural ground surface.

Class 4 – Land where a Development Application is required for works beyond 2
metres below the natural ground surface and/or where the watertable is likely to be
lowered beyond 2 metres below natural ground surface.

Class 5 – Land where a Development Application is required for works where the
water table is likely to be lowered to below 1 m AHD in adjacent class 1,2,3, or 4
land.
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Figure 2 – Flooding
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Figure 3 – Acid Sulfate
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Class 6 – Land where a Development Application is not required other than as
otherwise required under LEP 1995.

It is considered that future urban development is most likely to disturb acid sulfate
soils and lead to the generation of acid on land Classed as 1, 2 or 3.  The most
environmentally responsible policy in this regard is to avoid urban development on
such land.  The development of alternative non-acid sulfate soil land, generally
considered to be Classed as 4 or 5, is the preferred alternative to remediating the
impacts caused by disturbing acid sulfate soils during development works. 

Significant areas of Class 2 Soils occur in North Old Bar adjacent to the Manning
River.  These areas follow the tributaries of the Manning River, and as discussed
below, also comprise SEPP 14 Wetlands.

The other main areas of significant acid sulfate soils are the eastern coastal strip and
an area in South Old Bar in the Racecourse Creek Catchment.  Class 3 soils
predominate in the South Old Bar area.

The occurrence of these Class 2 and 3 Soils will have major implications for future
development in the area.

4.2.3 Natural Vegetation Communities

The mapping of Vegetation Communities of the City of Greater Taree completed in
2000 has identified significant quantities of vegetation in the Old Bar area.  These are
identified in figure 4.  Due to its coastal location and its proximity to the Manning
River estuarine communities dominate the vegetation.

Significant areas of this wetland vegetation are conserved within the areas
designated under State Environmental Planning Policy 14 Coastal Wetlands. Swamp
Paperbark (GTCC Code 15) dominated communities are present in this locality.  This
community has been identified by the NSW NPWS as Vulnerable.  Within this locality
this vegetation type is fully protected within Old Bar Reserve. 

Swamp Oak (GTCC Code 7c, 7s) dominated communities are also found throughout
the Old Bar area.  Some areas are not protected within SEPP 14 boundaries.  The
NSW National Parks and Wildlife Service has identified Swamp Oak dominated
forests as Vulnerable.  Therefore these areas can be considered significant and
worthy of protection within the Old Bar locality.  Of particular note is the location of a
significant vegetation corridor running from the SEPP14 Wetlands in North Old Bar
through to South Old Bar.  This corridor comprises a Swamp Oak dominated
community with Forest Red Gum.  Development in this corridor should be prohibited.

Coastal Rainforest (GTCC Code 10, 19) is a notable vegetation type due to its
restricted distribution along the NSW Coastline. Once again the NSW Government
has State Environmental Planning Policy 26 Littoral Rainforests as an encompassing
protection for areas designated in this SEPP. These areas are basically protected
within this locality.
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Figure 4 – Vegetation
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Heath Communities (GTCC Code 17, 16) form the next dominant vegetation of this
locality.  These are significant due to the loss of these areas due to coastal
settlement patterns.  According to the NSW National Parks and Wildlife Service this
vegetation type is Rare.  It could therefore be considered locally significant.

The Low Relief Coastal Blackbutt Forests (GTCC Code 5, 5d) in this locality have
been identified as of no concern.  This type is common throughout coastal NSW.
The areas of this vegetation type in the Old Bar locality are however protected within
Old Bar Reserve, a Greater Taree City Council managed Reserve.

At this stage it must be noted that these findings are preliminary and still need
‘ground truthing’ to confirm the findings.  The conservation status of the various
vegetation types are summarised in the following table:

GTCC
Vegetation

Code

Corresponding
Research 

Note 15
Code

NPWS
Forest

Ecosystem
Code

NPWS
Forest

Ecosystem
Name

NPWS
Conservation

Status

7b 92/32 73
or possibly 141

Lowland Red
Gum (or Swamp

Oak)

Rare to
Vulnerable

7c 31/32 143 Swamp Oak Vulnerable

7s 231 141 Swamp Rare

5d 32 72 Low Releif
Coastral
Blackbutt

No Concerns

5 32 72 Low Releif
Coastral
Blackbutt

No Concerns

15 31 112 Paperbark Vulnerable

17 223 64 Heath Rare

10 24 168 Rainforest Rare

4.2.4 Forestry Land, Industrial Land and any Contaminated Land

Figure 5 maps existing Forestry Land in the locality.  

A small part of Kiwarrak State Forest is represented in the area.  This is one separate
forest of some 79 hectares, on Saltwater Road.  Part of the forest was a garbage
depot some years ago and another area to the south has been used for the Old Bar
Sewerage Treatment Works.

The Forest was planted with Blackbutt (Eucalyptus pilularis) in 1971-72.  Other
species growing are:

E. maculata (Spotted gum)

E. resinifera (Red Mahogany)

E. umbra (White Mahogany)

E. gummifera (Red Bloodwood)

Melaleuca quinquenervia (Broad-leafed Paperbark).

The site of the former garbage depot is now self regenerating with forest species.
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Figure 5 – Forests
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This part of the Kiwarrak State Forest is significantly located owing to the investment
which has been made in the plantation.  It is also an experimental resource on
plantations, for comparison with plantations in other localities and soils.

No timber harvesting is being done at this stage as the plantation is relatively young,
however, firewood permits are issued for this part of the State Forest.

Given the value of the land to forestry and it’s previous history as a garbage depot
this land should be excluded from future urban development.

4.2.5 Land identified as “Coastal Lands Protection”

Figure 6 maps those lands identified as Coastal Lands Protection.  These lands
comprise the coastal strip to the east of the townships.  

Council is currently seeking a reclassification of some land currently zoned  7(f2)
Environmental Protection Coastal Lands Acquisition under Greater Taree LEP 1995
in the South Old Bar catchment to allow use of the land for part of a future golf
course.

The 1994 Environmental Study indicates that use of this part of the land for a golf
course will not compromise natural or coastal values.  Management of the golf
course with careful plantings of banksia may well enhance the fauna values of the
disturbed dune area.  A golf course would be a large area of managed open space.
Retention of existing stands of trees and strategic landscape plantings will enable the
visual separation of Old Bar and Wallabi Point to be maintained and enhanced.  The
Department of Urban Affairs & Planning still needs to resolve the availability of this
land for part of a golf course.

4.2.6 SEPP 14 Wetlands

The Villages of Old Bar and Wallabi Point are influenced by a number of wetlands.
These are included in the maps of State Environmental Planning Policy No. 14
(SEPP 14) and shown in figure 7.  The Wetlands in the area are:

No.s 569, 570 and 571, adjacent to the Manning River and adjacent
waterways.

No.s 578 and 578a adjacent to Khappinghat Creek and its waterways.

These wetlands are intensively vegetated along the banks and affected by tidal
movement.  No current urban development is located near these wetlands.

The wetlands form an ecologically important part of the area.  They form an interface
between the higher lands and the waterways and have very high habitat value,
characteristically rich in biodiversity.

The wetlands need to be protected and not threatened by any future urban
development.

The removal of the current hydrological regime acting on the periphery of the SEPP
14 Wetlands by urban development could have the potential to cause significant
alterations to the existing habitat area.
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Figure 6 – Coastal Lands Protection 
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Figure 7 – SEPP 14
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Of specific concern is the ingress of nutrients from development areas adjacent to
the Wetlands.  In addition, the clearing of current buffering vegetation would also
increase the pressure on an already stressed ecosystem.  Both of these major
disturbances have the potential to vastly alter the current system.

There are also expected to be a number of threatened species using these locations.

It will be desirable to prevent or restrict development land near or adjoining SEPP 14
Wetlands.

4.2.7 Sewerage Treatment Plants and Irrigation Buffer Zones

Figure 8 maps the existing sewerage treatment plant and irrigation buffer zones in
the locality.  These occur in South Old Bar.  Development should be prevented from
occurring within the buffer zones until MidCoast Water are satisfied such
development is satisfactory.

4.2.8 Land Identified as “Open Space” under Great Taree LEP 1995;

Current provision of local parks in Old Bar/Wallabi Point is identified in Figure 9 and
include the following:

Name Approximate Size (Ha)

Apex Park 0.32

Carle Park 0.46

Charles Boyce Park 0.33

Seaview Park 0.26

Wilkes Park 0.22

Badgers 1.35

Loten 0.11

Molong Park 0.28

Oceanic 0.19

Waterman St. Reserve 0.20

Total 3.72

These parks predominate in the existing urban area of Old Bar.  Future urban
development is unlikely to seek to utilise these lands.  As a general principle future
urban development should be excluded from these lands.

However, many of these park are pocket-sized (less than 0.5 ha) and tend to be
under-utilised and require increasing maintenance costs.  Thus, in the future some
rationalisation of local parks may be undertaken to achieve a balanced provision of
quality park, recreation and sporting opportunities, relative to the needs and
demands of the Old Bar/Wallabi Point community.  This may result in the future
development of some of these lands.

For the purposes of this Strategy development should be excluded from these lands.
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Figure 8 – STP Buffers
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Figure 9 – Open Space
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4.3 AVAILABILITY OF SERVICES

To ensure efficient urban development future residential areas should be serviced by
existing sewerage and water reticulation services. 

4.3.1 Sewerage Reticulation and Sewer Pump Station Catchments

The Old Bar Wallabi Point locality is currently serviced by reticulated sewerage.  The
catchments of existing and proposed Sewerage Pump Stations is shown in
Figure 10.

There are currently seven existing pump stations in the locality which service the
area as follows:

Pump Station 1: Services existing Old Bar urban area predominantly
south of Old Bar Road.  Catchment fully developed.

Pump Station 2: Services existing Old Bar urban area predominantly
north east of Old Bar Road adjacent to the coastal strip.
Catchment fully developed

Pump Station 3: Services existing Old Bar urban area predominantly
north of Old Bar Road.  This catchment is not fully
developed and has additional land to the northwest.

Pump Station 4: Services existing northern extremity of Wallabi Point
urban area. This catchment is not fully developed and
has additional land to the north.

Pump Station 5: Services existing southern extremity of Wallabi Point
urban area.  Catchment fully developed.

Pump Station 6: Services existing industrial land west of Saltwater Road.
Catchment not fully developed.

Pump Station 7: Services area south west of existing Old Bar urban
area.  Most recently constructed Pump Station. This
catchment is not fully developed and has large excess
capacity south of existing urban settlement

In addition there are two further Pump Stations proposed.  These will service the
following areas:

Pump Station 8: To service area north west of existing Old Bar urban
area.

Pump Station 9: To service area west of existing Wallabi Point urban
area.

In summary, the catchments with current capability that could be connected to
existing Pump Stations are limited to a small portion of land in North Old Bar which
could connect to Pump Station 3 and a large portion of land in South Old Bar which
could connect to Pump Station 7.
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In the next 5 years or so MidCoast Water will need to undertake a significant
augmentation of PS3 and the Old Bar Sewerage System.  The options available and
identified in the Old Bar Sewerage Servicing Strategy consist of augmenting the
existing system through the Old Bar Village or redirecting PS3 to PS8 (yet to be built)
and thence onto PS7.  The cost of going through PS8 may be more attractive if it was
already built by developers or had the potential to obtain a return due to
development.

If connection to PS7 is developed as the preferred route, the implications on the
additional sewerage Developer Charge levied on development in catchment No. 7
would need further consideration.

4.3.2 Water Supply

The existing urban areas in Old Bar and Wallabi Point are serviced by reticulated
water supply.  A Water Supply Strategy is in place for the area.  The Water Supply
Strategy for the section south of Old Bar Road is to extend a line down Forest Lane
from Saltwater Road as required to link up with the existing line on Forest Lane.  The
Water Supply Strategy fro the section north of Old Bar Road would be to feed off the
delivery mains on Old Bar Road.  For development in either area the service
reservoir and delivery mains to Old Bar Road would be common to both
developments.  Water supply is therefore not a significant issue for the location of
development.
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Figure 10 – Sewer Catchment



Page
Old Bar/Wallabi Point Development Strategy

37

5 CRITERIA FOR URBAN DEVELOPMENT

As a  result of the previous constraints analysis a number of criteria have been
identified for future rezoning. These are set out below.  Taking into consideration the
previous analyses, new areas for urban development should be located having
regard to the following principles:

Existing Urban Development

land adjacent to existing urban development should be developed prior to
other lands.

Sewerage and Water Reticulation

land should be serviced by sewerage and water services.  Land serviced by
existing sewerage and water services should be developed prior to other
lands.

Infrastructure (Roads, Power, Telephone)

areas should not create demands for uneconomic provision of infrastructure
and community services.  Where demand is created it is to be satisfied by the
developer.

Flood Liable Land

flood liable land should be excluded from initial consideration.  Further
consideration may only be given following detailed investigations

Acid Sulfate Soils

areas containing Class 1, 2 and 3 Acid Sulfate Soils should be excluded from
consideration.

Flora and Fauna

areas containing or immediately adjacent to significant natural vegetation
communities, including SEPP 14 Wetlands, areas with Threatened Species
and known Critical Habitats should be excluded from consideration.

Mineral and Extractive Resources

known extractive material/mineral resources should be avoided.

Sewerage Treatment Plants and Irrigation Buffer Zones;

land within the Sewerage Treatment Plant Buffer Zone and Effluent Irrigation
Buffer Zone should be avoided.
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Forestry Land, Industrial Land and any Contaminated Land;

known forestry land, industrial land and contaminated land should be
avoided.

Land Identified as “Coastal Lands Protection”

land identified as “Coastal Lands Protection” should be avoided.

Land Identified as “Open Space”

land identified as “Open Space” under Great Taree LEP 1995 should be
avoided.

Fire Management

land with a high fire hazard classification should be avoided.  On land
adjoining State Forests a 50 metre buffer zone should be provided to
dwelling setbacks.

Aboriginal and European Heritage

areas of aboriginal and European heritage are to be preserved.

Catchment Protection

regard should be had to total catchment management principles.

environmentally significant lands should be excluded from consideration.

hazard areas should be avoided.

Assessment of potentially contaminated land will be required.

These criteria are also to form the basis for any rezoning submission for urban
development.

Taking into consideration the abovementioned criteria a Land Development Strategy
has been formulated.  This is detailed in the following section.
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6 LAND DEVELOPMENT STRATEGY

6.1 OBJECTIVE

To identify suitable urban development opportunities which provide a lifestyle choice
for residents within the Old Bar Wallabi Point Locality whilst protecting areas of
environmental and heritage significance and which will not compromise the character
of the coastal villages of the area.

6.2 LOCATION OF LOTS

The initial 1999 Old Bar Wallabi Point Development Strategy identified areas for
future urban development using the previous analysis of constraints and services and
development of criteria for urban development.  There were also been a number of
requests for urban development in the three catchments of North Old Bar,
Central/South Old Bar and Wallabi Point which also assisted in deciding the location
of future urban development.

These three catchments, identified in figure 11, cover major lifestyle and landform
opportunities as previously discussed.  In addition the three separate locations
provide a number of other benefits to residential development in the area.  This
includes increasing the choice of land to future purchasers rather than limiting land
sales to one particular area or land type.  The three locations were also chosen to
introduce competition into the land market.  With a number of developers land is
likely to be more affordable.  It also encourages multiple landowners rather than a
few major landowners that may restrict supply.  It was believed that increased choice,
competition and multiple landowners would act to stimulate demand in the residential
land market.  To ensure progressive development in the three distinct areas it has
been seen as desirable to release or rezone land on a precinct basis.  The release of
lots is then be controlled through Development Control Plans and Development
Application provisions under the Environmental Planning and Assessment Act, 1979.

Within each Development area of North, Central/South Old Bar and Wallabi Point
various issues and constraints continue to have a major influence on the selection
and appropriate timing for land release. These are discussed below.

6.2.1 North Old Bar 

Sewer Reticulation, SEPP 14 Wetlands, Flooding and Natural Vegetation
Corridors

As previously identified four of the main constraints for immediate urban development
in North Old Bar are the availability of reticulated sewer, the protection of SEPP 14
Wetlands adjoining the Manning River the presence of flood liable land and the
preservation of natural vegetation corridors..

The potential impacts of any future development on any wetlands needs to be
thoroughly investigated in an environmental study which will precede any rezoning.
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Figure 11 – Catchments North WP, South OB
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Therefore, in preparing the 1999 Strategy it seemed desirable to develop land
immediately north and south of Old Bar Road, prior to land further to the north
adjoining the wetlands.  This would limit costs and reduce likely obstacles to
development.

At the same time, existing sewer reticulation was also a major constraint in the
development of these areas.  Sewer continues to be a major constraint. The
availability of reticulated sewer is summarised in the following table:

Location Sewer Availability

Land immediately south of Old
Bar Road and west of existing
urban development.

The vast majority of this land (ie: all excluding two
lots immediately west of existing urban
development) is located in Sewer Pump Station 8
Catchment. This pump station is yet to be
constructed and will be a major cost for
development.

Land immediately north of Old
Bar Road and west of existing
urban development.

This land is also located in Sewer Pump Station 8
Catchment.

Land north of Banyula Drive
adjoining wetlands and west of
existing urban development.

Part of this land could be connected into existing
Sewer Pump Station No. 3 without further
investigation. The western portion is located in
Sewer Pump Station 8 Catchment. 

Given the high costs of construction new pump stations and taking a rational
approach to utilise the potential of existing pump stations before construction of
further pump stations, the 1999 Strategy considered that, in principle, the land north
of Banyula Drive should be developed prior to other lands to the south of Banyula
Drive.  A small portion of other land south of Old Bar Road and adjacent to existing
urban development could also in principle, be serviced by existing sewer and was
given priority for development.

A further major constraint influencing the timing of the development continues to be
the location and preservation of significant vegetation communities.  The 1994 Old
Bar/Wallabi Point Environmental Study includes the Old Bar Vegetation Survey
undertaken by Mitchell McCotter and Associates. This report investigated the
ecological significance of the Old Bar/Wallabi Point area which included the land in
North Old Bar and the SEPP 14 wetlands. The land immediately North of Banyula
drive and south of the wetlands is variously identified as "low conservation area",
"high conservation area" and as requiring further investigation. The Study concludes
that more intensive journal surveys should be concluded in the Study Area before
any significant modifications to the area takes place.

The Constraints Mapping identifies the Old Bar vegetation types and in particular
identified a significant vegetation corridor running from North Old Bar to South Old
Bar which contains Swamp Oak dominant communities which are classified as Rare
to Vulnerable.  These require preserving.  Unfortunately fragmented development
which occurs over an extended period of time has a history of eroding away land
earmarked for ‘green space’ or ‘vegetation protection’.
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To ensure land earmarked for vegetation protection is actually preserved, particularly
vegetation corridors, the 1999 Strategy allowed for a large portion of land to be
rezoned in total at one time.  This, of course, imposes a major constraint on
landowners, particularly when owners are restricted from other development of their
lands.  In order to be ‘fair’ to the community an opportunity was provided to formalise
these adjacent lands for further urban development.  This would be achieved by
allowing such land to be rezoned at the same time as the vegetation corridor.

At the same time, to ensure a systematic and coordinated approach which will result
in an achievable outcome the Strategy also identified the need to secure agreements
from all landowners that land would be dedicated for the vegetation corridor in return
for consideration of the balance of their lands for immediate rezoning.

Also, as shown in the Services Mapping, most of this area is also within the
catchment of Pump Station No. 8.  In this regard, the Strategy also identifies the
need to obtain Landowner agreements which provide for the payment of upfront
costs for sewerage reticulation.  These agreements will lead to more certain
development of the sewerage reticulation scheme.

Given the significance of vegetation within the identified corridor the Strategy sees
the need for this land to be rezoned at the earliest possible stage.  Subject to
appropriate landowner agreements adjacent lands should then also be permitted to
investigate rezoning at an early stage.

The community benefit of formalising the vegetation corridor is believed to be
sufficient justification to consider the adjacent land for early release for future urban
development despite the lack of current sewage reticulation.  With the constraint of
sewerage reticulation, such land, will require landowner agreements for the
development of the sewer infrastructure.  Without landowner agreements the most
appropriate strategy will be to delay development in areas not serviced by sewer,
until such infrastructure is developed by MidCoast Water.  

At the time of preparing the 1999 Strategy landowner agreements were not in place.
Therefore the preferred option was to only consider immediate development in
sewered areas.  If landowner agreements could be formalised in the future, the
preferred option would be to consider immediate development for the larger area.  

Flood liable land also predominates in the area and will have a significant impact on
the location of future urban development.  Any land identified as flood liable should
also require further investigation before consideration for development.

Following endorsement of the 1999 Strategy, landowner agreements were
presented to Council.  As a result Council resolved to proceed with the option for
immediate rezoning of all land in Development Precinct 2 - North Old Bar.  In early
2002 a brief was adopted by Council to forward to Planning Consultants to undertake
the necessary Local Environmental Study.  Expressions of interest were received
and a suitable Consultant selected by Council.  The quotation received was
forwarded to all landowners in the rezoning proposal seeking their agreement on
apportionment of costs of the Study.  Towards the end of 2002 these agreements
could not be achieved.
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As a consequence, at the initiation of relevant landowners, Council also resolved to
proceed with the second option in the Strategy to rezone only a portion of land in
Development Precinct 2.   That is, land that could be serviced by existing sewer.  At
the time of preparing this current review a Local Environmental Study has just
commenced for this area.

At the same time, the option for rezoning the whole of the catchment is still open and
simply requires for all the relevant landowners to agree on an apportionment of costs
for the Local Environmental Study.

6.2.2 Central/South Old Bar 

Flood Liable Land, Acid Sulfate Soils and Forestry Lands

As previously highlighted the main constraints for immediate urban development in
Central/South Old Bar are the potential flooding of Racecourse Creek, acid sulfate
soils and land owned by State Forests.

The 1999 Strategy identified that urban development should avoid areas affected by
these constraints.  In this regard the land subject to flooding and containing Class 3
Acid Sulfate Soils was approved for development of a golf course.  The development
of the golf course is however, to a large extent, dependent on the urban development
of surrounding lands.  The detailed flood studies have identified that some of this
surrounding land may still be flood liable and require some level of filling.

Given the community benefit of a golf course development and its location which
adjoins the existing urban development the 1999 Strategy considered that land
surrounding the golf course should be considered for future urban development.  Any
land identified as flood liable would require further investigation before development.
This view still remains current.

At the time of the current review Council is assessing a Rezoning Application for land
identified for Phase 1 Release in the 1999 Strategy.  Council is finalising the
selection of a suitable Consultant to undertake the necessary Local Environmental
Study.

6.2.3 Wallabi Point 

Acid Sulfate Soils and Separation of Wallabi Point and Old Bar by "Green Belt"

The main constraint in Wallabi Point identified in the 1999 Strategy was the location
of acid sulfate soils to the north east.  Future development should avoid this area.

The 1999 Strategy also upholds Council's intention to retain separation between the
villages of Old Bar and Wallabi Point. To reinforce this intention a "green" area has
been identified between the catchments of Central/South Old Bar and Wallabi Point.
This area includes the current buffer zones for the sewerage treatment plant and
irrigation areas, part of the golf course and some private land. The topography of the
land forms a general ridge running east to west which separates Racecourse Creek
Water Catchment from First Rock Gully Catchment. Combined with the natural
vegetation in the area this ridge also provides a visual separation between the
villages.
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At the time of preparing the current review Council is assessing a rezoning
application for land identified for Phase 1 Urban Release in the 1999 Strategy.  A
completed Local Environmental Study is due to be submitted to Council in January
2003.  Preliminary findings indicate that another significant constraint in the locality
could be significant vegetation communities.  These include the Melaleuca nodosa
community identified in Figure 4 of the Strategy.

6.2.4 Landowner Requests for Urban Development

Landowner requests made prior to the endorsement of the 1999 Strategy for future
urban development are summarised in the following table, along with the other
supply data referred to in the analysis above.  The subject lands are identified in
Figure 12.  At the time of the current review none of these requests has been
developed into subdivided lots and the numbers still remain current.  However the
alterations made to the previous supply and demand analysis will likely have an
effect on the land release program.

The total number of potential lots resulting from the proposed rezonings is
approximately 1,929.

This is approximately 70% of the estimated supply needed to meet demand over the
next 13 years.  To ensure efficient development of land a comprehensive land
release program was adopted in the 1999 Strategy.   This program takes into
account the location as well as the amount of land to be developed.  As shown in
Figure 12 the landowner requests are well spread around the fringes of Old Bar and
Wallabi Point.  Such a spread has the potential to ensure that a diversity of land can
be developed.  This will result in a range of lifestyle opportunities for future
landowners.

Proponent Location (Catchment) Area (ha) Lot
Numbers

(est)

CWF/Wray North Old Bar 180 1034

Hook/Turner Wallabi Point 20 150

Fraser (Trad) Central/South Old Bar 7 50

Taylor Central/South Old Bar 7 50

DLWC Wallabi Point 100

ACEP/Ivens Central/South Old Bar 225

Uniting Church North Old Bar 60

Remaining Lots in
Forest Lane
(Illiopolous,
Holland, Love, etc)

Central/South Old Bar 30 200

Tullipan Wallabi Point 60

Total 1929
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Figure 12 - Landowner Requests for Future Urban Development
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In preparing the 1999 Strategy the landowners indicated their desire to have
development of their land occur as shown in the following table:

Proponent Location Proposed Release Date Lot
No.s
(est)

CWF/Wray North Old Bar Precinct 1     - immediate

Precinct 2-3  - immediate

Precinct 4-6  - immediate

Precinct 7     - immediate

139
325
470
100

Hook/Turner Wallabi Point All – immediate 150

Fraser Central/South Old Bar All – immediate 50

Taylor Central/South Old Bar All -  immediate 50

DLWC Wallabi Point Some – in 2001

3 Phases – no timeframe

100

ACEP Central/South Old Bar Phase 1 – immediate 225

Uniting
Church

North Old Bar Phase 1 – 2006

Phase 2 – No timeframe

60

Remaining
land in Forest
Lane
(Illiopolous,
Holland, Love,
etc)

Central/South Old Bar Immediate

Phase 2 – No timeframe

50
150

Tullipan Saltwater Road,
Wallabi Point

All -  immediate 60

Total 1929

By far the majority of proponents sought to have their land developed immediately.
The requested phasing and number of proposed lots are summarised in the following
table:
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Summary of Requested Proposed Phasing

Land Phase 1 –
Lots

Phase 2 –
Lots

Phase 3 –
Lots

North Old Bar
(CW&F)

Precinct 1 – 139
Precinct 2 – 190
Precinct 3 – 135
Precinct 4 – 100
Precinct 5 – 173
Precinct 6 – 197
Precinct 7 – 100

0

0

Wallabi Point
(Hook & Turner)

150 0 0

Wallabi Point
(DLWC)

34 33 33

Central/South Old Bar
(Fraser)

50 0 0

Central/South Old Bar
(Taylor)

50 0 0

Central/South Old Bar
(Illiopolous, Holland,
Love etc)

50 150 0

Central/South Old Bar
(ACEP Pty Ltd)

225 0 0

North Old Bar
(Uniting Church)

0 30 30

Wallabi Point
(Tullipan)

60 0 0

Total 1653 213 63

As shown, the number of lots requested in each phase was as follows:

Phase 1: 1653
Phase 2:   213
Phase 3:     63

Comments on Phasing

Given the current review of supply and demand figures, the 1653 lots requested for
immediate release is approximately 70% of the total estimated shortfall in urban
supply over the next 13 years.

However, the immediate release of such a large proportion of land could lead to
significant economic, social and environmental costs to the community.
Development may be fragmented with subdivisions leap frogging out from the
existing urban fringe. The costs of servicing such development could also be
significant.  The residential land market is also likely to be suppressed by significantly
over supplying land.  With lower land prices and increased servicing costs demand
may be “spread too thinly” for critical development thresholds to be crossed.
Consequently the provision of infrastructure may become too costly for development
to proceed.
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It is also acknowledged that fragmented development that leap frogs past the existing
rural and urban fringe may also result in the land between and in neighbouring areas
being blighted by the effects of speculation and increased property rates,
accelerating land degradation through clearing, overgrazing and reduced
maintenance.

To provide sufficient lots in the short term to meet anticipated demand and ensure a
“healthy” residential land market which minimises social and environmental costs,
initial land release should be restricted to a number of lots consistent with the
anticipated shortfall in land supply.  In this case the number of lots would be
approximately 210 lots per year, as identified in the updated demand and supply
analysis.

It is also acknowledged that it takes a number of years to convert identified future
urban land to subdivided lots.  On average it is considered that the overall process
takes approximately 3 years.  Thus, it is believed that each rezoning should at least
incorporate at least 3 years supply of land.  This being the case, current land
releases in Old Bar Wallabi Point should be restricted to approximately 630 lots.  

Current rezoning applications being assessed by Council as part of the 1999 Phase 1
Release account will see approximately 1,653 lots being developed.  This, of course,
assumes that rezonings are gazetted and master plans approved as per the desires
of relevant landowners.

The potential 1,653 lots resulting from current rezoning applications is still
approximately 2.5 times the suggested release of 630 lots. 

However, as identified in the 1999 Strategy there are two significant community
benefits which would arise as a result of considering more land for initial release in
Old Bar.  These include the preservation of the significant vegetation corridor in North
Old Bar and the development of a community golf course in South Old Bar.  This
situation remains under the current review and therefore it is still believed that more
land should be considered for initial release.  Such consideration though will still be
dependent on future investigations into potential flooding and landowner agreements
being obtained for upfront costs for sewage reticulation.

As previously discussed, since endorsement of the 1999 Strategy landowner
agreements have been submitted to Council for the development of sewerage
infrastructure in future pump station No. 8 in North Old Bar.  These agreements are
seen as critical if the strategy is to be workable.  However, the option for large-scale
rezoning has been delayed due to landowners not agreeing on an apportionment of
costs for an overall Local Environmental Study.  

Such delays were foreseen in the 1999 Strategy.  Therefore, two “options” were
developed to provide some flexibility to the Strategy.  For clarification , these options
are discussed below.  With delays in proceeding with Option B, Council is now
proceeding to implement Option A.
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6.2.5 Option A – Immediate land development only to occur where serviced
by existing sewer

Whilst landowner agreements would be viewed favourably, it was considered rational
to limit immediate development to land already serviced by sewerage infrastructure.

Given land release will occur on a catchment basis and considering the identified
constraints and aspirations of landowners the proposed land release would be as
follows and as shown in Figure 13.  For simplification the catchment areas of North
Old Bar, Central/South Old Bar and Wallabi Point have been labelled as
Development Precincts 2, 3 and 4 respectively.  Further principles and details on
implementation are discussed in detail in the following Section 6.3.

Phase 1 Rezonings

i) North Old Bar (Labeled Development Precinct 2 in Figure 13)
- North of Banyula Drive & South of Old Bar Road - approx 100 lots

ii) Central/South Old Bar (Labeled Development Precinct 3 in Figure 13)
- surrounding Golf Course & West of Wyden Street - approx 200 lots

iii) Wallabi Point (Labeled Development Precinct 4 in Figure 13)
- North West & South West of existing urban - approx 120 lots

Phase 1 Rezonings – Future Investigation Flooding

i) North Old Bar (Development Precinct 2)
- North of Banyula Drive - approx 40 lots

ii) Central/South Old Bar (Development Precinct 3)
- Surrounding Golf Course & West of Wyden Street - approx 125 lots

Thus the total number of lots for Phase 1 will be in the order of 420 lots (without
further investigation) and 165 lots (subject to further flood investigation).  This is a
cumulative total of 585 lots.  This is generally consistent with the suggested 630 lot
release discussed previously.

Phase 2 Rezonings

Phase 2 rezonings would then consist of the following:-

i) North Old Bar (Development Precinct 2)
-  North of Old Bar Road - approx 190 lots
-  North of Banyula Drive - approx   70 lots

ii) Central/South Old Bar (Development Precinct 3)
- North of Forest Lane - approx   50 lots

iii) Wallabi Point (Development Precinct 4)
- Balance of land - approx 200 lots

Future development following Phase 2 will be detailed following a review of the
Strategy at that stage.
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6.2.6 Option B – Immediate land development with Landowner Agreements in
Place for sewage infrastructure provision

Given land release will occur on a catchment basis and considering all the identified
constraints and aspirations the proposed land release would be as follows and as
shown in Figure 14.  For simplification, the catchment areas of North Old Bar,
Central/South Old Bar and Wallabi Point have again be labelled as Development
Precincts 2, 3 and 4 respectively.   Further principles and details on implementation
are discussed in detail in the following Section 6.3.

Phase 1 Rezonings

i) North Old Bar (Labeled Development Precinct 2 in Figure 14)
- North of Banyula Drive & South of Old Bar Road - approx 100 lots

ii) Central/South Old Bar (Labeled Development Precinct 3 in Figure 14)
- surrounding Golf Course & West of Wyden Street - approx 200 lots

iii) Wallabi Point (Labeled Development Precinct 4 in Figure 14)
- North West & South West of existing urban - approx 120 lots

Phase 1 Rezonings – Future Investigation Flooding

i) North Old Bar (Development Precinct 2)
- North of Banyula Drive - approx 40 lots

ii) Central/South Old Bar (Development Precinct 3)
- Surrounding Golf Course & West of Wyden Street - approx 125 lots
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Figure 13 – Strategy Map Proposed Land Release – Option A
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Figure 14 – Strategy Map Proposed Land Release – Option B
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Phase 1 Rezonings – With Landowner Agreements for sewerage Provision 

i) North Old Bar (Development Precinct 2)
-  Balance of land - approx 795 lots

ii) Central/South Old Bar (Development Precinct 3)
- North of Forest Lane - approx 200 lots

Thus the total number of lots for Phase 1 will be in the order of 370 lots (without
further investigation) and 1110 lots (subject to further investigation and landowner
agreements).  This is a cumulative total of 1480 lots. This is approximately 2.3 times
the suggested 630 lot release but as previously discussed the benefits of provision of
vegetation corridors and sewerage reticulation as seen as being sufficient justification
of such a large rezoning.

Phase 2 Rezonings

i) Wallabi Point (Development Precinct 4)
- Balance of land - approx 200 lots

Proposed Land Development Adjoining Manning River in North Old Bar

As shown in Figure 13 and 14 an area of land in North Old Bar adjacent to the
Manning River has been proposed for investigating potential development for tourist
related facilities.  This has been labelled and will be referred to as Development
Precinct 1.  As pointed out in the 1999 Strategy this land will also need careful
consideration by Council.  The proponents have indicated that this precinct is
important for the development of Old Bar.  However, issues including access to the
Manning River, flooding, foreshore development and possible impacts on SEPP 14
wetlands will need to be resolved. The NSW Coastal Council and the Department of
Urban Affairs and Planning have also raised concern that the area has not been
established as being suitable for future urban development. 

However it is envisaged that the area could be developed as an important tourist
area providing a valuable link for the Old Bar community to the Manning River.
Facilities such as four and five star motels and/or conference centres may be
provided with smaller wharf-style marinas.  Permanent accommodation in association
with such tourist facilities is also envisaged.  Of course, this sensitive coastal location
and its environmental constraints need to be considered in some detail before any
final decision is taken regarding such development.  This is considered to be a long-
term proposal.

The 1999 Strategy stressed that a Planning Report, which may form the basis of a
future Environmental Study for this area would be desirable input into future review of
the Development Strategy.  The landowners would be encouraged to consider
preparation of such a report.

In this regard the 1999 Strategy identified the future development of land within
Development Precinct 1 adjacent to the Manning River as “Potential
Tourist/Marina/Accommodation” and “Potential Tourist/Marina/Accommodation –
Flood Investigation Required”.  Development of this land is not definite and will
depend heavily upon the outcome of an environmental study to determine what
development, if any, is appropriate.
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At the time of the current review a draft Planning Report and Master Plan has been
submitted to Council for preliminary consideration.  It is envisaged that a planning
focus meeting involving key stakeholders and government agencies will be held in
early 2003 to discuss the draft report and plan and identify major issues which will
need to be resolved before further consideration of development. 

6.3 PHASING PRINCIPLES

The 1999 Strategy identified two general thoughts on how phasing of land release
should be implemented.  One is a regulatory approach, whereby Council may set
quotas for the number of lots to be created in each phase.  The other approach is to
allow market forces to dictate the number of lots created.  These are obvious
extremes and there are, of course, various compromises in between.

Historically, any attempt to set quotas and limit the creation of lots to a specific
number has been considered an artificial constraint on supply which could be difficult
for Council to manage.   Such an approach has raised the problem of how to
equitably distribute the quota amongst a number of owners.

For this reason it has been considered important to allow a number of players to
participate in residential land development. With more potential land developers
market forces and general economic circumstances are able to have more influence
on the conversion of zoned Residential land to registered lots capable of sale.  The
“guiding hand” of quotas can then be used to limit uncontrolled development.  Thus,
an approach to land development which allows for some influence from market
forces whilst being guided by land release quotas is the preferred option.

6.4 IMPLEMENTATION

6.4.1 Phasing Land Releases

Th 1999 Strategy specified that land development would occur in controlled release
phases.  The initial release phase, Phase 1, would include a number of landowners
with a variety of land types.  The identification and justification for these areas has
been discussed in the previous section.  The phase 1 areas are highlighted in
Figures 13 and 14.

Note:

Phase 1 includes land identified in figure 13 – Option A as:

Phase 1 Urban release

Phase 1 Urban release – future flood & acid sulphate soils investigation
required

Phase 1 includes land identified in figure 14 – Option B as:

Phase 1 Urban Release – with landowner agreements for sewerage
provision

Phase 1 Urban release

Phase 1 Urban release – future flood & acid sulphate soils investigation
required
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As previously discussed rezoning applications are now being processed for all Phase
1 Urban Release areas.  None of these rezonings have been gazetted.  The most
advanced applications are at the stage of finalising the Local Environmental Study.

The current Strategy provides that upon sufficient uptake of lots in Phase 1 then
Phase 2 may be commenced.  Specifically, Phase 2 and subsequent rezonings will
occur when at least 50% of the previous phase has been subdivided and developed
or less than 3 years potential residential land lot supply is available in the Phase 1
release.  Lot supply will be determined as the average of new lots sold in a year (i.e.
lots registered and transferred to a purchaser other than the original englobo
landowner).  The annual supply will be recognised as the average of these lots sold
in the full 3 year period from when lots are linen released out of land in the Phase 1
release, or the 3 year period before the Strategy review process commences.

For the purposes of phasing Development Precincts 1, 2, 3, and 4 as shown in
Figures 13 and 14 may be considered separately.  This will allow more equitable and
efficient land development.  Should phase 1 development in one area show
substantially faster development than in other areas, then consideration will be given
to phase 2 release in that area. 

Given none of the Phase 1 land release has been subdivided and developed there is
no need to consider implementing Phase 2 land releases at the time of this current
review.

6.4.2 Land Development Quotas Within each Phase

The phase 1 land releases identified in figures 13 and 14 show considerably large
areas of land that may be initially developed.  This provides the potential for an
excess amount of land development which may oversupply the residential land
market.

Under Option A (figure 13) there are 535 potential lots indicated in phase 1.
Together with the existing potential supply of 537 residential lots there is a potential
of 1072 lots within the phase 1 release timeframe.  

Under Option B (figure 14) there are 1480 potential lots indicated in phase 1.
Together with the existing potential 537 residential lots there is potential of 2017 lots
in the phase 1 release timeframe.

The 1999 Strategy

To prevent initial excess land development in each phase (under either Option A or
B), the 1999 Strategy set a 10-year land development quota that limits the number of
lots that may be developed in the 10 year period.  In 1999 the estimated demand for
residential lots up to 2010 was approximately 89 lots per year.  As a result an initial
limit to development was set of 900 lots to be developed from the period 1 July 2001
to 1 July 2011.

Further, to ensure the development of the 900 lots was spread over the 10 year
period, the number of lots that may be initially developed in each of the development
precincts was restricted to the following numbers:
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Development Precinct 2 (incl. Land North of Banyula
Drive and south of Old Bar Road)

- Approx 100 lots

Development Precinct 3 (surrounding golf course and
west of Wyden Street)

- Approx 200 lots

Development Precinct 4 (north west and south-west of
existing urban)

- Approx 120 lots

The balance of the 900 lots in Phase 1 would be considered for development when at
least 50% of the initial lots have been subdivided and developed or less than 3 years
potential residential land lot supply is available in each of the areas.

The 900 lots may be developed from current and future rezoning proposals and/or
the existing supply of land already zoned for residential development. 

The 10 year allocation of lots would be reviewed every 5 years based on the lot
uptake rates at that time.  Should lot uptake grow faster than the estimated demand
of 89 lots per year then the lot allocation may be increased for a further 10 years.
Similarly, if lot uptake rates fall then the subsequent 10-year allocation may
decrease.

Note: The initial 10 year allocation of 900 lots may be developed in any of the Phase
1 rezoning locations.

2002 Review

As discussed above the current review has now estimated demand for residential lots
up to 2015.  With the latest Census data and building approval statistics this currently
equates to approximately 210 lots per year.  As a result a more current limit to
development would therefore be approximately 2000 lots to be developed from the
period 1 July 2003 to 1 July 2015.

As has been highlighted previously, it is acknowledged that it takes a number of
years to convert identified future urban land to subdivided lots.  On average it is
considered that the overall process takes approximately 3 years.  Thus, it is believed
that each rezoning should at least incorporate at least 3 years supply of land.  This
being the case, current land releases in Old Bar Wallabi Point should be restricted to
approximately 630 lots.

Therefore, to ensure the development of the 2000 lots is spread over the 15 year
period, the number of lots that may be initially developed should be restricted to
approximately 630 lots.  In view of these latest figures it is believed that land
development in each of the development precincts may now be restricted to the
following numbers:

Development Precinct 2 (incl. Land North of Banyula
Drive and south of Old Bar Road)

- Approx 200 lots

Development Precinct 3 (surrounding golf course and
west of Wyden Street)

- Approx 300 lots

Development Precinct 4 (north west and south-west of
existing urban)

- Approx 120 lots
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The balance of the 2000 lots in Phase 1 would now be considered for development
when at least 50% of the initial lots (approx. 310 lots) have been subdivided and
developed or less than 3 years potential residential land lot supply is available in
each of the areas.

The 2000 lots may be developed from current and future rezoning proposals and/or
the existing supply of land already zoned for residential development. 

The 10 year allocation of lots will still be reviewed every 5 years based on the lot
uptake rates at that time.  Should lot uptake grow faster than the current estimated
demand of 210 lots per year then the lot allocation may be increased for a further 10
years.  Similarly, if lot uptake rates fall then the subsequent 10-year allocation may
decrease.

Note: The new 10 year allocation of 2000 lots may still be developed in any of the
Phase 1 rezoning locations.

6.4.3 General Provisions and Requirements for all Proposals under Options A
and B

As shown in figures 13 and 14 this Strategy identifies the general locations for future
land development and specifies the number of lots that may be developed.  However,
it does not attempt to identify the specific location(s) of initial lots to be developed in
Phase 1.  This applies to all four development precincts.  Identification of the location
of initial land to be developed can only be done following the findings obtained from a
Local Environmental Study (LES).  The LES will identify detailed constraints that will
limit the exact location of lot development.  

Having identified development constraints, rezoning applications will then be required
to specify the locations for initial and subsequent land development.  A proposed
staging plan will be required.

When the land has been rezoned the Environmental Planning and Assessment Act,
1979 requires the submission of a detailed Development Application which is to
provide detailed subdivision designs.  For monitoring purpose subdivision designs
will also be required to specify any proposed staging of land development.

6.4.4 Specific Provisions and Requirements for land in Development Precinct
2 Rezoning under Option B

As shown in figure 14 Option B allows for consideration of over 1,000 additional
residential lots to be zoned in Phase 1 in Development Precinct 2.  This option has
been included to assist in ensuring the preservation of significant vegetation corridors
and the efficient development of future sewerage infrastructure.  However, as is
indicated the rezoning of such a large area of land has been subject to landowner
agreements for sewerage provision.

Since landowner agreements have now been obtained then, as shown in figure 14,
Phase 1 development may occur in north Old Bar anywhere within the area
highlighted as Phase 1 Urban Release – with landowner agreements for sewerage
provision, subject to completion of a local environmental study and gazettal of the
requisite rezoning.
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However, careful management of the development of such a large area of land is still
critical.  As a consequence, when the Local Environmental Study has established the
constraints that will limit where development may occur, a plan is also to be prepared
to guide development over the next 10 to 20 years.  This plan will form the basis of a
Master Plan (DCP) for the area.

All LES’s and Master Plans required for rezonings will need to be funded by the
landowners.

6.4.5 Drainage Analysis to Accompany Rezoning Applications

The LES’s prepared for each rezoning proposal will generally address surface water
and stormwater drainage.  However, in order to fully assess drainage implications
from future development, all rezoning applications must be accompanied by a
detailed drainage analysis.  This analysis will identify likely impacts and control
measures (such as detention basins) that will be required as each land release area
is developed.  It is preferred that this be part of the LES.
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6.5 LAND MONITOR

Monitoring the effectiveness of the residential strategy is assisting in determining its
success and identifying when review of the strategy is appropriate.  Monitoring of
land supply and environmental impacts of residential development are areas that are
being given particular attention. The 1999 Strategy established a land monitor which
is a data base of the stock of land available for residential development and the rate
at which dwellings are built or lots taken up.

The land monitor is being updated continuously and, as highlighted by the current
review, comparisons made annually with previous demand and supply figures.  The
results are also to be evaluated in the light of data from surrounding Local
Government areas.

Monitoring and recording of environmental impacts, especially cumulative impacts, of
residential development annually is also occurring through Council’s State of the
Environment Report.

The land monitor incorporates current and future rezoning proposals and is in the
form of a spreadsheet, as attached to the current review.

6.6 FUTURE DIRECTION

Greater Taree City Council Local Environmental Plan 1995 outlines a minimum lot
size for residential estates of 450 m².  Such lots need to be sewered.  However,
average residential lot sizes tend to be 650 m².

Council is keen to see residential estates with variable lot sizes to cater for varying
demands and provide increased lifestyle opportunities.  Council will encourage lot
sizes ranging from 450 m² up to 4000m².  Such lot sizes will allow varying residential
opportunities ranging from single dwellings to villa-style developments.
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General Monitor - Phase 1- As at 1/1/03
Location of
Rezoned Land
(RZ File)

(1)

Est.
Lot
Yield
(Option
A)

(2a)

Est.
Lot
Yield
(Option
B)

(2)

Total Lot
Yield App'd
by Subd'n
Appl'n - All
Stages
(DA File)
(3)

No. Lots
Approved in
DA for
Release in
Current 10
Yr Period
(4)

No Lots
Created
(Post Linen
Release)

(5)

No Lots
Still to be
Created

(6)

No Lots
Transferred
from
Developers
ownership

(7)

No Lots
with
Dwell'g
Built on

(8)

No Lots
Vacant

(9)

Potential
No Lots
Still to be
Dev'pd

(10)

Potential
Lot
Supply
Left In
Phase 1 
(9)+(10)
(11)

Est. No
Years
Remaining
Supply
**
(11)/45
(12)

Development
Precinct 1

N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Development
Precinct 2
(R1/2003)
(R2002/99)

139 1034 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Development
Precinct 3
(R 6/1995)

375 375 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Development
Precinct 4
(R 3/2002)

210 210 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Existing No. of
Vacant Lots
within current
2(v) Zones
(01/07/00)

316 316 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Existing
Rezoned 2(v)
Land but not
Subdivided
(01/07/00)

440 440 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Totals 1,480 2,375 N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

NOTE: When Total of column 12 <= 3 then Phase 2 may be implemented
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7 PROCEDURES FOR REZONING

7.1 GENERAL

Council will only consider applications to rezone land for urban development that are
consistent with the areas identified in the strategy for urban development and in
accordance with the identified land release phasing.

7.2 ENVIRONMENTAL STUDY

Each application will need to be accompanied by an individual environmental study
before any consideration will be given to rezoning the subject land.  The range of
issues which may be required to be covered in an environmental study are
suggested below:

7.2.1 Soil, landscape and land use characteristics

Current and/or previous use of the land and surrounding land uses

Soil types and geology

Any part of the land subject to risk of erosion 

Known mineral resources and proximity to existing or potential access routes

7.2.2 Water

Natural drainage patterns of the land

Natural wetlands or land subject to flooding, seasonal waterlogging, high water
table, acid sulfate soils or salinity.

7.2.3 Flora and Fauna

Vegetation, the presence (and protection) of remnant vegetation, outstanding
communities of native vegetation, potential wildlife corridors, koala habitat

Threatened species, populations or ecological communities (Threatened Species
Conservation Act 1995).

7.2.4 Social

Likely conflicts between urban development and surrounding rural pursuits and
how these may be resolved

Views to and from the site

Any part of the land subject to a risk of bushfire

Any notable features on the site (natural or historic)

Any heritage items, including known items of Aboriginal heritage, relics, sites and
their curtages

Direction and distance to local shops, schools, community facilities and the like

Standard and capability of existing road network.
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The environmental study will also need to:

Examine the capacity of the land to sustain development for urban purposes and
without impacting on other land uses and environmental quality (soils, water,
waste and vegetation management) of the area.

Assess how the proposed rezoning fits with council’s (and other utility providers)
planned services for the area and if and when these may be installed.

Examine how the provision of these lots will satisfy housing demand within the
wider context of housing needs for the Old Bar Wallabi Point locality and link the
provision of housing to population trends. 

Examine the strategic location of infrastructure to maximise its current and future
use

The environmental study apart from examining the suitability and viability of the site
for urban use will also help determine the most appropriate lot sizes and orientation
and the management of vegetation and soil erosion. 

7.3 CONSULTATION WITH PUBLIC AUTHORITIES

Consultation is required under section 62 of the Environmental Planning and
Assessment Act 1979.  In regard to public authorities it is advisable to consult with
the following authorities prior to undertaking any environmental study:

National Parks and Wildlife Service

Roads and Traffic Authority

Environmental Protection Authority

Department of Land and Water Conservation

MidCoast Water

North Power

Heritage Office, Department of Urban Affairs and Planning

Coastal Council of NSW

NSW Agriculture

State Forests

Department of Mineral Resources

NSW Fisheries
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Appendix 1

BRIEF HISTORY OF DEVELOPMENT OF STRATEGY

Background - Old Bar/Wallabi Point Environmental Study

In 1994 Council prepared the Old Bar/Wallabi Point Environmental Study. The study
was prepared to examine and document:-

the environment of the Old Bar/Wallabi Point Coastal Area from Farquhar Inlet in
the north to Saltwater Reserve in the south.

assess future urban needs

identify appropriate environmental protection measures

outline a suitable future urban structure

identify access and servicing requirements for urban expansion

The Study is provided as Appendix 2 to this Strategy document.

The study made recommendations:-

for a staged release strategy for the villages and surrounding areas

to enable rezonings to cater for future development.

The study included a development strategy for the area.  The exhibited strategy is
shown in Figure 1.

The study was adopted by Council in October 1994 with the Old Bar/Wallabi Point
Development Strategy (as amended as a result of comments from exhibition). The
main changes to the recommended strategy related to the addition of a release area
North of Wallabi Point and changes to the sequencing program. Since 1994, there
have been three subsequent amendments to the Strategy by Council that have
substantially altered the original strategy intent.

This section summarises these changes and provides a background to Council’s new
release strategy.

Thrust of Study & Recommendations

The original study and strategy (1994) recommended a general western urban
expansion along Old Bar Road; adjacent to the existing urban development. It
proposed initial expansion northwest, and later extending southwest. The advantages
of this proposal were seen as:-

the land could be easily developed and serviced, with distributor roads
providing easy access to Old Bar Road.

the network of development cells with habitat corridors separating them, would
ensure visual interest.

access to the existing urban areas could be achieved through these proposed
areas, avoiding concentrations of traffic through the existing business centre.

considering the dormitory function of Old Bar, this land would have a relatively
shorter travel time to Taree.

while relatively close to the beach, this proposal would avoid any direct impact
on coastal areas.
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this strategy would avoid direct impact on Racecourse Creek basin, which
could be retained for recreational purposes.

Identified negative aspects of the proposal however, were that:-

This form of urban expansion would not provide opportunities for direct coastal
proximity of residential areas.

It would involve earlier release of longer-term sewerage strategy potential land,
involving probable increases in development costs.

However, on balance the general westward expansion along Old Bar Road was
considered the preferred option.
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Figure 1 – 1994 Original Exhibited Development Strategy
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1994 Strategy and Subsequent Amendments.

The option for general westward expansion of Old Bar with some change was
fundamentally adopted by Council in October 1994. However, since the strategy
adoption Council made 6 decisions relating to the Strategy, being: -

August 1995 Council amended the Old Bar Development Strategy (as
amended) to enable the early release of land owned by the Trad
Family.   Further details are provided below in Council’s current
review.

August 1996 Council exhibited the South Old Bar Proposal, Draft Local
Environmental Plan (DLEP) and Draft Development Control Plan
(DDCP).  The amended Development Strategy is shown in Figure
2.  This basically involved bringing forward the release of Trad
land from 2011 to 1996.

December 1996 Council amended the Old Bar Development Strategy as it relates
to land owned by Trad, ACEP Pty Ltd, Ivens and Wright. The
amendment related to boundaries of proposed urban land. Council
also adopted the South Old Bar DLEP as it relates to Trad land
and part of land owned by Ivens, but deferred other lands.  The
1996 amended Development Strategy is shown in Figure 3.

March 1997 Council resolved to proceed with a DLEP and LES for the deferred
lands in South Old Bar.

May 1997 Council resolved to seek formal adoption by Department of Urban
Affairs and Planning (DUAP) of the Old Bar Development Strategy
WITHOUT the sequenced release program.

May 1997 The Department of Urban Affairs and Planning advised Council
that they do not support the removal of a sequenced release
program from the Old Bar Development Strategy.

The 1999 Current Review

A number of factors led to the 1999 review of the Old Bar Development Strategy.
These included development of the land owned by Trad, consideration of
development of land owned by ACEP Pty Ltd and submissions by the residents of
north-west Old Bar requesting development of their lands.

(i) Trad Development

In 1994 the Trad family requested Council consider land of approximately 40
hectares in Forest Lane, south of Old Bar to be included in the 1996 Release
Strategy.  An offer was made to donate 10 hectares of this land to the community for
sports fields.  In 1995 Council accepted the offer of donations of land and included
the land in the 1996 Strategy, as shown in Figure 2. 

To facilitate coordinated provision of infrastructure Council further resolved to include
the adjoining land owned by ACEP Pty Ltd in the land to be rezoned.  The inclusion
of this land could also facilitate development of a golf course, as shown in
Figure 3.
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Figure 2 – 1996 Amended Development Strategy 1 (Changes to South Old Bar)
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Figure 3 – 1996 Amended Development Strategy II (Trad, ACEP, Ivens & Wright
Proposals)
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In November 1997 28 hectares of the Trad land was rezoned to Residential 2(a).  In
December 1997 a 30 lot subdivision was approved on part of the subject land.  The
residue land still has the potential for a further 350 lots, to be created in future
stages.

(ii) ACEP Pty Ltd and others land

Land owned by ACEP Pty Ltd and others adjoining the Trad development has also
been earmarked for future residential development.  This land comprises two
residential precincts; Lewis Street and Wyden Street. Wyden Street precinct
comprises approximately 10 hectares and has the potential for 100 allotments.  Lewis
Street precinct comprises approximately 5.5 hectares and has the potential for 25
allotments.

The Lewis and Wyden Street precincts comprise only a portion of the land owned by
ACEP Pty Ltd and others. The residue land is proposed to be developed as a golf
course, as shown in Figure 3.

Rezoning of this land has been deferred whilst Council considers a range of issues
concerning development of the land. In general these issues relate to flood
assessment, a reduction of effluent disposal buffer zones, an extension of the
proposed golf course into land designated for coastal acquisition, closure of an
existing sand mine and the identification of the most appropriate site for a future
clubhouse.

The majority of these issues have been addressed in the South Old Bar
Environmental Study 1997.  This Study is provided as Appendix 3 to this Strategy
document. As shown in Figure 3, the 1996 Strategy would not require the reduction
of the 400 metre buffer to the Old Bar Sewage Treatment works.  No urban or
residential development is proposed within existing buffer areas in the immediate or
near future.  This issue would be reassessed at such time as residential rezoning of
areas at the southern end of the study area is required.  Mid Coast Water have
advised that it may be possible to reduce the effluent disposal buffer to 50 metres.

The golf course as shown in the 1996 Strategy (Figure 3) would require use of an
area designated for coastal acquisition by the NSW Government.  This land is
currently zoned 7(f2) Environmental Protection Coastal Lands Acquisition under
Greater Taree LEP 1995.  The environmental Study indicates this part of the golf
course will not compromise natural or coastal values.  Management of the golf
course with careful plantings of banksia may well enhance the fauna values of the
disturbed dune area.  The golf course would be a large area of managed open
space.  Retention of existing stands of trees and strategic landscape plantings will
enable the visual separation of Old Bar and Wallabi Point to be maintained and
enhanced.  The Department of Urban Affairs & Planning still needs to resolve the
availability of this land for the proposed golf course.

The proposed golf course would also incorporate an existing sand extraction mine.
The Environmental Study identifies that an estimated 25 000m³ of resource remains
available for extraction on land owned by Wright.  The Environmental Study indicates
the mining operation should continue until the resource is extracted.  No urban or
residential development is proposed in the mining area, however the issue of access
from Saltwater Road will need to be addressed with further rezonings south of the
Trad land.
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As part of the Old Bar/Wallabi Point Environmental Study - 1994 - Mitchell McCotter
were engaged to complete the Old Bar/Wallabi Drainage Strategy. This Strategy
included hydrologic and hydraulic investigations in the locality. A specific hydraulic
investigation was undertaken in Racecourse Creek Catchment. The Environmental
Study contains a draft copy of this Drainage Strategy. The final Strategy is provided
as Appendix 4 to this Strategy document.

A further flood study was completed in 1998 by Bewsher Consulting Pty Ltd.  The
Study raised two important issues for Council to consider.  These were the effect of
proposed filling on flood levels of surrounding land and the effect of proposed filling
on flooding of the land donated to Council by Trad to be used as future playing fields.
The Bewsher Consulting Flood Assessment is provided as Appendix 5 to this
document.  In September 1998 Council wrote to landowners affected by proposed
filling on the ACEP property, seeking comment in relation to proposed filling below
the 1% flood level and its effect on their property. Council also sought information
from Bewsher Consulting on the affect of flooding on the land obtained from Trad to
be designated as future playing fields. This information was submitted in 1999 and is
provided as Appendix 6 to this Strategy document.

In relation to Council’s land, confirmation was received from Bewsher Consulting that
flood levels at the future playing fields would increase as a result of the proposed
filling on the ACEP property. This would result from two causes:-

- a reduction in the flood storage volume of Racecourse Creek, below the level of
the playing fields; and

- an increase in the amount of runoff generated from the catchment as a result of
urbanisation.

The flood levels are likely to increase by 0.1-0.2m. given the future playing field site
is presently in a natural condition, Council will need to carry out future earthworks to
provide a proper level surface for sporting activities. To preserve the same standard
of flood protection (or risk of inundation) after catchment development, the effective
level of the playing fields would need to be raised by 0.1 to 0.2m.

Greater volumes of filling required at the site prior to construction of the playing fields
will also impact on surrounding land. Further flood assessment was carried out to
clarify these likely impacts. Details of this assessment are provided as Appendix 7 to
this Strategy document.  The findings of all the abovementioned Flood Studies have
been consolidated into a single report provided as Appendix 8 to this Strategy
document. In summary, the latest assessment concludes that the current proposed
Strategy will not result in an increase in flooding impacts to those already existing in
the Racecourse Creek Catchment.

Together with the Trad Development the potential number of residential allotments
south of Forest Lane is approximately 505 lots.

(iii) North West Old Bar Proposal

In 1999 a proposal to rezone land to Residential 2(a) in North West Old Bar was
submitted to Council.  The proposal included an area of approximately 180 hectares,
with up to 1034 future residential lots.



Page
Old Bar/Wallabi Point Development Strategy

71

The proposal involves a westward expansion of the existing residential zone in north
Old Bar.  The land is substantially within the catchment of future sewer pump station
No. 8.  The land is also substantially rural, but comprises a number of SEPP 14
Wetlands.

Whilst the proposal was generally in accordance with the 1996 amended strategy, as
shown in Figure 3 there were significant alterations which needed careful
consideration. The major change involves a relocation of the designated future north-
south collector road westward of the existing designated route. 

The original 1996 route was within a low lying drainage basin. By shifting the route
westward to more elevated land construction and maintenance costs would be
considerably reduced. Such a relocation also required a repositioning of the future
round-a-bout and proposed Business Zone on Old Bar Road. From an engineering
perspective the proposed location further to the west is more appropriate than the
proposed location identified in the 1996 amended Strategy. 

The proposal also generally considered both quantity and quality of drainage
measures.  However, with such a large development there may be a need to
providing more regional type facilities such as wet and dry detention basis for
stormwater treatment, rather than proliferation of smaller facilities which will become
a significant maintenance problem for Council in the future.  This may require some
early development of these facilities in strategic locations.

A further major change involved the relocation of designated future habitat corridors.
This included the establishment of a horse riding trail skirting the western perimeter
of the proposed residential zones and walking trail networks. The horse riding trail is
also to be designated as a habitat corridor. 

Detailed assessment of these trails could not be undertaken as the exact size and
shape of these corridors was not specified. There were a number of gaps in the
vegetation along the proposed route.  No indication was given as to whether these
were to be revegetated. Horses have been implicated in the spread of a number of
exotic weed species that could potentially reduce the value of a habitat area or
linkage.  Thus management of the proposed habitat area verses the actual
horseriding trail would be necessary.  Further difficulties resulting from horseriding
trails are the detrimental impacts associated with unregulated riding activities off
trails.

However, the provision of public open space is important for every community.
Public open space provides opportunities for structured activities, such as sporting
facilities, and casual activities, such as walking, scenic appreciation, picnicking and
fishing.  Public open space includes land in public ownership which can be used for
casual or structured uses.  It does not include private facilities such as golf courses.
The north west Old Bar proposal appeared to provide ample opportunity for casual
activities.  However, structured sporting activities were limited.  Reliance would be
placed on existing facilities in Old Bar.

The North West Old Bar proposal also adjoins SEPP 14 wetlands. The removal  of
the current hydrological regime acting on the periphery of the SEPP 14 wetland
boundary with residential development and a golf course could have the potential to
cause significant alterations to the existing habitat area.
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Of specific concern is the ingress of nutrients from developed areas adjacent to the
Wetland.  In addition, the clearing of current buffering vegetation would also increase
the pressure on an already stressed ecosystem.  Both of these major disturbances
have the potential to vastly alter the current system and as such would require
detailed assessment as to the likely effects it will have.

It was considered that further assessment would be required to justify any future
development of this area focussing on the likely impacts of the proposal on fauna and
flora species found in the wetland area.  There are expected to be a number of
threatened species utilising this area and these species should be assessed in
greatest detail.

The proposal also relied heavily on the capacity of sewer pump station No. 8 and the
future development of further pump stations. In this regard Mid Coast Water advised
that the development proposed was in accordance with Mid Coast Water’s Servicing
Strategy. However, a  change in development circumstances may justify reviewing
options available for interconnection of sewage catchments.

As a generally policy, the developer will be responsible for connection to the existing
system and MidCoast Water will not finance development. Issues such as
fragmentation of major catchments necessitating MidCoast Water involvement either
in a coordination role or financial would need to be resolved.

It would appear there is no restriction on water supply to the development subject to
a servicing strategy being completed.

The applicants also indicated they had the support of the majority of landowners of
the subject land.  This included agreements for a proposed road layout and
preliminary lot layout.

The attractiveness of the proposal was increased because of the material public
benefit likely to follow from development. The proposal would provide significant road
and sewage infrastructure, dedication of open space reserve, provision of cycleways
and horseriding trails.

Department of Urban Affairs and Planning

The Department of Urban Affairs and Planning had not formally endorsed or
commented on any of the Old Bar/Wallabi Point Development Strategies (ie: the
original and subsequent amendments). However, the Department of Urban Affairs
and Planning did comment and ultimately gazette the rezoning of Trad land in South
Old Bar. They advised Council by letter dated 17 December 1998 that in relation to
other lands in Old Bar, no rezoning applications would be considered until Council
had prepared and the Director General of the Department of Urban Affairs and
Planning had endorsed a new release strategy for Old Bar.  This strategy has now
been developed as outlined in the following section.
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Appendix 2

STATISTICS SUMMARISING OLD BAR AND WALLABI POINT GROWTH

NEW DWELLING APPROVALS

Old Bar Urban

Growth peaked in Old Bar in 1988 with 86 dwellings being approved and dropped to
a low in 1995 with 12 dwellings being approved. The average annual growth rate
between 1986-91 was 9.8% and between 1991-96 was 6.7%. Population increased
by 1290 (i.e. 50%) in the 10 years from 1986-96.
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Old Bar Population Growth

Population 1986-1996

Old Bar Forecast Annual Growth Rates
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New Dwelling Approvals

Wallabi Point Urban

Wallabi Point’s growth trends are different to other localities in the Local Government
Area, in that there were 2 peaks in 1988 (10 dwellings) and 1993 (10 dwellings) and
similarly 2 lows in 1991 (2 dwellings) and 1997 ( 2 dwellings). This means that
development cycles (from high growth to low) have been shorter (5 years) when
compared to other localities (10 years). Between 1986-96 population increased by
110 (i.e.60%). Growth rates are expected to remain below 2% up until 2016.
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Wallabi Point Population Growth

Population 1986-1996

Old Bar Forecast Annual Growth Rates
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Appendix 3

OVERVIEW OF FLOOD STUDIES AT SOUTH OLD BAR, FEBRUARY, 2001.

INTRODUCTION

The following notes provide a summary of documentation that has been prepared
since 1994 regarding flooding/drainage issues in the South Old Bar area. This
summary includes:

1. Old Bar-Wallabi Point Drainage Strategy, Mitchell McCotter, 1994
2. Bewsher Consulting Flood Assessment Letters, 1988.
3. South Old Bar Rezoning Flood Assessment, Bewsher Consulting, 1999.
4. Flooding Racecourse Creek – Report to Council April, 2000.
5. Forest Lane Flood Studies – Council & Paterson Consultants, 2000.
6. Conceptual Drainage Strategy South Old Bar, North of Forest Lane – Council,

2000.

1. Old Bar-Wallabi Point Drainage Strategy
Mitchell McCotter, July 1994

Study Area & Development Assumptions

The drainage study was commissioned by GTCC to develop a suitable strategy
for controlling stormwater impacts from areas identified for potential urban
development. These areas include the catchments of five main watercourses.
Listed below is the area of the five catchments and proportion of the catchment
currently urbanised, as well as the percentage of catchment proposed to be
urbanised.

 Catchment Area Exist. Catchment Developed Catch.
 (ha) % Urbanised % Urbanised

Racecourse Creek 360 20 42
First Rocks Gully 104  7 54
Oyster Creek 338 20 50
Saltwater Gully 223  0  8
Warwiba Creek 1,177  0  2

Recommendations

The study provides an overview of the likely impacts of the proposed
development on the natural drainage system. It was found that future
urbanisation would not necessarily significantly increase peak storm flows in all
downstream drainage systems and watercourses. In summary the
recommended strategies are as follows –

- provision of a 100 metre buffer zone around SEPP 14 wetland and a 50m
riparian buffer zone to banks of defined water courses

- minor Gross Pollutant Traps in the drainage system to remove litter and
trash from run off

- Water Control Pollutant Ponds to control nutrient and sediment pollution
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- Detention basins to limit post-development flows to existing levels in
areas where urbanisation will significantly increase downstream flows. At
Racecourse Creek it is recommended that the natural basin be modified
to reduce downstream flows below existing levels in order to reduce
existing flooding problems; and

- That urban expansion into flood prone land be avoided.

2. Bewsher Consulting Flood Assessment Letters
Bewsher Consulting Pty Ltd 1998

Letter to Council 17 August, 1998

Council’s Strategic Planning Manager had requested Surveyors Degotardi
Smith & Partners to provide information relating to hydrological issues with
regards to a proposed rezoning application 6/95 for land adjacent to
Racecourse Creek in Old Bar. This request was responded to by Bewsher
Consulting as follows.

- Flood levels above the proposed road crossing in George Street will arise
from approximately 5.2m AHD to 5.3m AHD. It is understood that no private
land apart from the land owned by the Applicant will be impacted by this
increase in flood level. Downstream of George Street, flood levels will be no
higher than they are at present and probably a little lower. There will be no
adverse impacts on adjoining property owners.

- It is proposed to constrict flows near George Street by appropriate sizing
of the future culverts under the new road crossing. This is a matter for
engineering detail design at the appropriate time. Council can be assured
that the culverts can be designed in a straight forward manner to ensure no
scouring effects on the creek system below the road. In addition drainage
above and below the road will be available in a normal manner.

Letter to Council 21 September, 1999.

Bewsher Consulting provided additional information in the rezoning process.
This information was with regards to the concern Council had with the affect of
raised flood levels in the area of proposed sporting fields.

The letter advises that it is likely that the flood levels at the site of the proposed
playing fields will increase as a result of the development due to two causes:-

- a reduction of the flood storage volume of Racecourse Creek below the
level of the playing fields and

- an increase in the amount of run off generated from the catchment as a
result of urbanisation.

The most significant impact is likely to come from the first of these causes,
namely the reduction in flood storage volume, from developing the golf course
fairways. It was indicated that this would likely increase flood levels by 0.1 to
0.2m.
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3. South Old Bar Rezoning Flood Assessment
Bewsher Consulting, Oct 1999.

Study Area & Development Proposal

Bewsher Consulting was commissioned to assess the flooding issues
associated with the development of land adjacent to Racecourse Creek
upstream of Cross Street, Old Bar. Flood behaviour was examined for both
existing and post development conditions.

The upstream section of Racecourse Creek is a natural detention basin. During
heavy rain flood water is temporarily stored in this area which reduces peak
flow rates downstream of the site. The developer proposed to place fill in part of
the area which forms the natural detention basin. The assessment of the
proposed development focussed on

- ensuring that an equal or larger volume of flood storage would be
provided (compared with existing conditions) so that flows downstream
from the development will not increase.

- Determining flood levels in the area for Racecourse Creek for exisitng
and post development conditions.

Assumptions

The following information from the 1994 Mitchell McCotter study was adopted
for this assessment.

- an extreme (ocean) design water level of 2.2m AHD at the outlet of
Racecourse Creek, used to represent the downstream boundary
condition in the current hydraulic modelling

- cross sections of Racecourse Creek, downstream of David Street to its
outlet

- Impervious fractions corresponding to existing catchment urbanisation of
20% and developed catchment urbanisation of 42%.

Recommendations/Findings

It was recommended that the 100 year ARI flood level of 5.5m AHD be adopted
at the site for post development conditions, on Racecourse Creek, upstream of
Cross Street. The post development condition assumes that a small
constriction will be provided within the floodplain of Racecourse Creek,
upstream of Cross Street, this constriction will:-

- raise flood levels upstream of the constriction to ensure the natural
volume of the flood storage is not compromised by the proposed filling
which is part of the development proposal

- provide additional detention storage to offset the increases in catchment
runoff caused by urbanisation of the catchment.

Given the additional storage created by the constriction, the modelling shows
that flows downstream of the constriction will not be increased for the range of
storm durations tested. Therefore flooding downstream of the site will not be
affected.
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As a consequence of the development of the site, flood levels on Council’s land
for proposed playing fields will rise. It has been estimated that the maximum
increase in flood levels would be about 0.3m, but typically lower increases
would occur.

4. Flooding Racecourse Creek, Report to Council, April 2000

During a major storm event on 7/8th March, 2000, localised flooding was
observed in some properties adjacent to Racecourse Creek, as well as in other
locations in Old Bar. As a result of this flooding a report was presented to the
April Public Works & Services meeting of the Council. A copy of this report is
attached with the following options to reduce flooding proposed:-

- vegetation thinning/removal – investigation on the possibility of a Green
Corp group to undertake weed removal in the creek to remove
obstructions to flow

- property purchase – consideration of purchase of private property that
abuts the creek with fencing that is causing constrictions to the flow in the
creek. The overflow would then occur on publicly owned land

- Widening of the creek – with purchase of property council could then
remove structures and physically widen the creek to allow greater water
way area to accommodate higher flows.

- Detention basin – investigate the possibility of converting Badgers Park
into a detention basin/park to detain higher storms.

5. Forest Lane – Flood Studies

Following the storm event of 7/8th March, 2000, in the Old Bar area localised
flooding was observed in the area of Forest Lane. Discussions were held on
site with developers of the subdivision south of Forest Lane and with their
consultants as to the adequacy of existing culverts under Forest Lane.

Preliminary hydrological work was carried out by the developer’s survey
consultants, which was reviewed by Council’s Investigation Engineer. It was
then determined that the culverts in Forest Lane needed to be upgraded. A
specialist hydrological consultant  (Paterson Consultants Pty Ltd) was engaged
to determine final sizing of the culverts, with the following conclusions provided:

- the existing culvert arrangement in Forest Lane is undersized
- it is recommended that the existing culverts be amplified by a 4 cell, 2400

* 600 reinforced concrete box culvert
- the channel on the northern side of Forest Lane requires amplification to

prevent water entering the subdivision.

The above culverts have been designed and construction is taking place in
February/March 2001.

6. Conceptual Drainage Strategy
South Old Bar – North of Forest Lane

Preliminary in-house study undertaken to investigate methods of maintaining
storm water discharge from the developed site, to the undeveloped flow rates.
A copy of this report is attached.
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REPORT TO THE PUBLIC WORKS & SERVICES COMMITTEE
APRIL, 2000.

FLOODING – RACECOURSE CREEK

Flood Event

As with several locations in the Greater Taree Local Government Area, Old Bar
received very heavy rainfall during the night and morning of 7/8th March, 2000. Based
on rainfall recordings of local people it has been estimated that in around of 250mm
of rainfall occurred within a 12 hour period in the area. The intensity and duration of
this rainfall can be shown to be equivalent to approximately a 1 in 100 year Average
Recurrence Interval for Old Bar, in accordance with information available from the
publication Australian Rainfall & Run-off 1987.

During this event several residents adjacent to Racecourse creek experienced flood
waters in their yards and outbuildings such as sheds and garages, with one property
in Oceanic Place experiencing over-floor flooding due to back-up water from the
creek. Many of the residents of the area have expressed concern over the narrow
nature of the creek and the vegetation that is growing within the creek. Concern has
also been expressed with regards to the proposed development upstream of the
creek and potential for impact in areas where existing flooding occurs.

Current Situation

Council has received correspondence from residents living adjacent to Racecourse
Creek for some years regarding potential for flooding and the stagnant nature of
creek water due to overgrowth of vegetation. A previous report to Council in
December, 1993, outlined the problems associated with the creeks capacity to carry
storm water namely:-

Closeness of adjacent subdivisions

Meandering nature of the existing creek

Vigorous growth of water plants

The restriction due to subdivision has meant that an adequate drainage reserve does
not currently exist along the line of the creek. More major rainfall events lead to
stormwater entering private property.

Considering the current stormwater problems associated with Racecourse Creek,
upstream developers have been required to put in place systems that detain
stormwater from their development on their own site such that discharge from the site
into Racecourse Creek is maintained at pre-development flows. This requirement
means that the flooding problems within Racecourse Creek will not be worsened by
upstream development.

Options to Reduce the Impact of Flooding

Four possible options that will reduce the impact of flooding in Racecourse Creek
have been considered below. These include the following:-
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1. Vegetation thinning/removal – an inspection of the creek has revealed that
blockages to stormwater are occurring with the extent of vegetation that is
growing within the creek. Previous discussions have been undertaken with
representatives of NSW Fisheries who have stated that there would not be
support for large-scale removal of vegetation from the creek as it forms habitat
for young fish. However, some of the species of vegetation growing in and
around the creek are weeds and their removal would gain some support. It is
intended to investigate the possibility of including this area in a Green Corp
scheme which would result in the removal of the weed species. This would in
turn allow for better flow of stormwater.

2. Property purchase – Considering the restricted widths of the creek due to
subdivision in the past, there is inadequate area to take flow in larger events,
with overflow then occurring on private property. One way of overcoming the
flow on this private property is for Council to purchase the portions of the
property for drainage. The overflow would then occur on publicly owned land.
An additional measure on public land , adjacent to the creek is discussed in 3.

3. Widening of Creek – With Council purchasing private property adjacent to the
creek (outlined in 2) it would be able to remove obstructions such as
fences/sheds/vegetation that currently hold up flood waters, whilst not removing
all of the vegetation within the creek. The waterway area could be enlarged
significantly to take flood flows at a higher level than the creek base, whilst
maintaining low flows in the current creek. 

4. Detention Basin – Council has previously excavated detention basins in local
parks Martin and Deb Reserves in Taree in order to reduce the impact of
flooding downstream of the parks. This scheme has been successful in both
reducing flooding and still maintaining a useable park. It is considered possible
from an engineering sense to convert Badgers Park into a dual use park for
detention basin and for recreational use. This could be done by excavation of
part of the park and diverting stormwater pipes into the basin. The basin could
be designed such that it becomes activated in major storm events, whilst
staying relatively dry up to say a 1 in 5 year storm event.

Recommendation

i) That Council investigate the removal of weeds from Racecourse Creek using
a Green Corp team, and –

ii) That Council carry out preliminary investigations and costing of options to
reduce the impact of local flooding in Racecourse Creek as outlined in the
body of this report.
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CONCEPTUAL DRAINAGE STRATEGY

SOUTH OLD BAR – NORTH OF FOREST ROAD

1. LOCATION

Area bounded by Forest Lane, Saltwater Road, Old Bar Road and Wyden Street. Of
this overall area this study only deals with that part of the catchment that drains
towards Forest Lane in the south and eventually into Racecourse Creek as
highlighted on the attached plan.

2. ANALYSIS

2.1 General Analysis

Council’s Investigation Engineer has undertaken a drainage analysis of the above
catchment using a commercially available stormwater drainage package called
RAFTS, as well as confirming results from RAFTS using the Rational Method.
Results of this analysis are shown on the attached tables.

It is noted that the undeveloped peak flows have been calculated to be some 7.0m3/s
for the 100 year Average Recurrence Interval (ARI) storm event, whereas the
developed flow for this event increases to 15.3m3/s. In order to “not increase” the
incidence of flooding on downstream properties, adjacent to Racecourse Creek, it is
deemed appropriate that stormwater discharge from this area be maintained at
predevelopment flows, up to and including the 100year ARI event.

2.2 Detention Storage 

In order to retain flows from the site to predevelopment quantities there would be a
requirement for developers to provide a detention storage facility at the site. It has
been calculated that the storage volume required to reduce discharge in the 100 year
ARI event would be 13,000m3.

This detention storage could be achieved in a number of ways including the
following.

a) Subdivision wide detention basins – this would require each subdivider within
the catchment to provide a detention basin within their own subdivision. This
would have the advantage that each subdivider could complete their
subdivision without relying on other land owners within the catchment. The
disadvantage would be the proliferation of many small size basins, reducing
the effective use of the land for residential purposes and increasing Council
maintenance costs for open space significantly. This would not be a preferred
cost/effective solution.

b) Individual allotment detention – This is the requirement for each allotment
owner to provide on-site detention to offset the impact of development for
each allotment. This solution is considered to not be cost/effective to provide
detention at each site and is disregarded.
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c) Area-wide detention facility – This would require construction of a detention
basin or basins to cater for the increase in developed flow for all of the area to
be rezoned and developed. This could be achieved with the co-operation of
all developers to provide the basin on one or more owners’ properties in order
to cater for all developments. Alternatively, should it be determined that the
optimum solution is for more than one basin to be constructed then areas for
the basins could be set aside and they could be progressively constructed as
required. This solution would be cost effective and would allow for minimal
maintenance for Council in the long term. It is possible that the basin could
have a dual use for drainage and for active recreation such as a playing field
or similar.

d) Catchment wide detention facility – This would require detention of
stormwater in the area of the proposed golf course, upstream of Racecourse
Creek. It is noted that the outlet to this natural detention basin is to be
restricted to allow for detention of stormwater from the Trad’s and ACEP’s
developments. Calculations would need to be carried out to determine what
impact extra detention would have on the golf course proposal and further
proposals for residential development adjacent to the golf course/detention
basin. It is noted that the 100 year ARI levels have been adopted for
development in this area at this stage. These would need to be assessed and
altered should this proposal be adopted.

Advantages would include the reduction in land area required for detention
storage and hence less cost. Disadvantages for this proposal would be that
further land owners would need to be in agreement, downstream landowners
currently have approvals and agreements in place. Also, much larger culverts
would be required to provide a passageway for the developed stormwater
from the north of Forest Road to the golf course storage area in order to
reduce the effect of overtopping of Forest Lane in the 100year ARI event.

It is considered that the most practical and cost effective option of reducing the
impact of increased stormwater from development would be option c) provision of an
area wide detention facility. The location of this facility would best be placed directly
upstream of the existing and proposed road culverts/pipes in Forest Lane. This is the
lowest point of the catchment area and all stormwater from the area would be
directed to this location.

Preliminary calculations indicate that a storage volume of 13,000m3 is required.
Temporary maximum depth of water in this detention basin could be designed to be
1.0 to 1.5m for the 100year ARI event. As an example should 1.0m being adopted,
this would lead to an area of say 100m x 130m being used for detention storage. The
draft layout for open space/drainage would need to be altered to accommodate this
facility. Any shape of detention basin could be used, however, this size basin could
readily be used as a playing field facility for residents, thus serving a dual function. 
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2.3 Forest Lane Culverts

In the area of the site there currently exists 5 x 375mm concrete pipe culverts.
Consultants McGlashan and Crisp have recommended that an additional 2 cells of
1200 x 600mm2 and 2 cells of 1500 x 600mm2 be installed under Forest Lane to
reduce ponding on the upstream side of Forest Lane, even in the undeveloped case.
Analysis undertaken by Council’s Investigation Engineer indicates that the existing
together with the proposed culverts will cater for the 100 year ARI event for the
undeveloped catchment. It is agreed that these culverts should be installed.

3 TRUNK DRAINAGE

Trunk drainage would be required to carry the 100 year ARI event through the fully
developed urban area, under Forest Lane and into the proposed golf course. An
assessment of the contours within the site area reveals that, in the undeveloped
case, gullies to convey stormwater are not distinct, but are more shallow in nature
creating wide overland flow paths to Forest Lane. At this stage there has been no
conceptual road layout designed, and it appears that there is not a distinct
opportunity to retain specific creek lines at the site in the natural state. With this in
mind a proposed road layout should take account of the general contours of the land,
and be designed to accommodate a 100 year ARI event. 

The trunk drainage system within the subdivision should then be linked in with the
detention facility to ensure that the discharge from the site is restricted to a maximum
of the 100 year ARI undeveloped event.

4. RECOMMENDATIONS

Based on the results of the stormwater analysis undertaken on the catchment within
this report the following recommendations should be considered in conjunction with
development of the site.

a) That stormwater discharge from the site be restricted to the equivalent of the
100 year ARI undeveloped flow event.

b) That a) be achieved by the provision of a 13,000m3 detention basin facility
directly upstream of culverts in Forest Lane.

c) That extra culverts outlined in this report be provided in Forest Lane to
convey stormwater to reduce ponding north of Forest Lane.

d) That an internal trunk drainage system be provided within the development to
convey stormwater discharge up to and including a 100 year ARI event
through the development to the detention basin facility.
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