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MR WILSON: Okay. Just some housekeeping. I'gean opening statement,
everybody. Before we begin, | would like to ackiedge the traditional custodians
on the land on which we all meet. | would als@ Itk pay my respects to their elders
past and present and to the elders from other conti@siwho may be here today.
Welcome to the teleconference to discuss the rédoreeview of the Department’s
Gateway determination for the planned proposallatth 134 School Lane,
Southgate. The determination is that it doesroteed. My Name is Chris Wilson.
I’'m the chair of IPC panel. Joining me is my f@llaommissioner, Steve O’Connor,
and assisting the panel is Casey Joshua from thencgsion secretariat. In the
interest of openness and transparency and to etigufell capture of information,
today’s teleconference is being recorded and drfaiscript will be produced and
made available on the Commission’s website.

This teleconference is one part of the Commissiprogess. It is taking place at the
preliminary stage and will form one of several s&grof information upon which the
Commission will base its advice. It's important tbe commissioners to ask
question of attendees and to clarify issues whanggeconsider it appropriate. If
you're asked a question and are not in a positbanswer, please, feel free to take
the question on notice and provide any additionfarmation in writing, which we’ll
then put on our website. | request that all pgodicts to this teleconference
introduce themselves each time before speakingeasdre that they do not speak
over the top of each other to ensure accuracyeofrtmscript. We will now begin.
Now, | hope you all heard me. Yes?

MR TREZISE: Yes.
MR WILSON: Yes.
MR DISS: Yes. All good.

MR WILSON: All good. Okay. Introductions. Saewust go quickly once more
around for the benefit of the transcript. I'll gta

MR DISS: Craig Diss.
MR WILSON: Okay.

MR DISS: Team leader Northern region, Departneémtlanning, Industry and
Environment.

MR TREZISE: Renee Trezise, acting team leadeslland regional planning, also
Department of Planning, Industry and Environment.

MS BOYD: Carlie Boyd, regional planner with thef@artment of Planning,
Industry and Environment.
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MR WILSON: Chris Wilson, commissioner, IPC.
MR O’'CONNOR: And Steve O’'Connor, commissionelCIP
MS JOSHUA: And Casey Joshua for the Secretariat.

MR WILSON: Okay. On the agenda, I think it'd bseful if you could just quickly
just go through the key issues that were identifregbur determination report.

MS BOYD: It's Carlie Boyd here. Do you want neego through the key issues?
MR WILSON: Yes, please, Carlie.

MS BOYD: | suppose there were several issues planning proposal wasn't
consistent with a number of planning strategies Jdlsal council’s planning strategy,
the regional plan. It was considered to possibtyas: undesirable precedent for
similar development either in that locality or exsdhe wider LGA. It wasn’t
inconsistent with 9.1 direction 1.5, rural landsd @he direction 5.10,
implementation of regional plans. That was it imushell. It was also inconsistent
with the zoning objectives for the OU1 zone.

MR WILSON: Okay. Are you still there?
MS BOYD: Yes.

MR WILSON: So flowing on from that, the next gties is — | guess the associated
offer to ..... entitlements — eligibilities waspart of the PP.

MS BOYD: No.

MR WILSON: No. Would | have made — | mean, framstatutory perspective,
could it have been part of the PP? Notwithstandintay or may not have, you
know, met the statutory requirements — | meanysatrategic requirements.

MS BOYD: | suppose - - -

MR DISS: Craig Diss here. That was an issuettteDepartment didn’t explore as
the planning proposal didn’t address that or regied but it could be something
that could be considered, | believe, and we coattamly talk with Parliamentary
council if that was an outcome the council had sseking.

MR WILSON: Okay. But | mean, look, from my peespive, there’s obviously no
policy framework to enable such a transfer, in thsdance — for this — in this
context. I'm just wondering if, from a statutorgrgpective — was it possible?
That's all. Okay. So moving through then to qigest, the Commission seeks to
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better understand why the proposal is likely tauedthe grazing and flood free
refuge potential of the land.

MS BOYD: Well, the current land parcels — thert®® dwellings on that total
amount of land and the rest of the land is avaal&bt cattle grazing and it’s flood
free cattle grazing area in an area where a l@naf is flood prone so it offers that
flood free refuge potential. If the land was swimkd into four portions with a
dwelling on each one, all of the dwellings wouldibeated in that flood free portion.
About half of the land subject to the subdivisioouhd not be included at flood free
refuge and a lot of that land that is flood praméncluded as part of the lagoon there,
which isn’t really appropriate for cattle grazimgany case, so - - -

MR WILSON: So you're saying it reduces accesidod free land.
MS BOYD: It reduces the amount of flood free lavailable.
MR WILSON: Yes.

MS BOYD: And it reduces access to it and redubesamount of land available for
that kind of farming in any case.

MR O’CONNOR: It's Steve O’Connor here. Just talarstand how much of the
land we’re talking about is flood free. I'm lookjrat figure 2 on a Gateway
determination report, page 2 of 13. Has anyonelgaitin front of them?

MS BOYD: I'mjusttrying to grabit. Yes. Figei2. Yes.

MR O’'CONNOR: Yes. So the bottom of page 2.

MS BOYD: Yes.

MR O'CONNOR: That is, | think — because theretslegend or anything, | think
that’s indicating the blue area of the subjectisitgubject to flooding in the - - -

MS BOYD: Yes.

MR O’CONNOR: - - - one per cent probability floadd the area that’s a sort of — |
don’t know what — a bone colour is flood free;that correct?

MS BOYD: Yes. That's right.
MR O’'CONNOR: Okay. It does seem very odd thhthase rectangular angles —

that’s not the way flood waters and land scape atlynoperate. Can you just
explain that? It looks a very odd flood map to me?
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MS BOYD: That would be council’s flood mappingtaahat they've provided. So
| am not aware of why the edges are mapped thethegyare. That's just the
information that we have.

MR O'CONNOR: Yes. Sure. Okay. We can ask cduhat question. So what
you're saying is the amount of bone coloured lasrdgfazing is going to be reduced
if this were to proceed but, surely, it's only redd by having two dwellings in that
bone coloured area — well, having four dwellingg@ad of two — it's not taking up a
very big footprint in terms of grazing cattle, i3 i

MS BOYD: | would argue it’s taking away quite & &f potential. You have four
dwellings potentially owned by four different peeplSo you have to look at the size
of each individual portion in relation to its potiahfor extensive agriculture.

MR O’CONNOR: | wouldn't've thought that it woulshake much of a difference
either way in the scheme of things flood free léardcattle, you know, during flood
times in that location. It seems a fairly mootrjidd me.

MR WILSON: So, Carlie, Chris Wilson here. Justerms of figure number 1, I'm
to assume that those two additional dwellings wdnddo the north of the first lot
and in-between those two — you can see the exidtirlings and their footprint.
That's it?

MS BOYD: Yes. Yes.

MR WILSON: So there’d be one to the north, yesthey'd just be in line there,
would they? That's what’s proposed.

MS BOYD: Yes. Along the road. Yes.

MR WILSON: Yes. Along the road and there’d beess — additional lots. Yes.
Okay. All right.

MR O’CONNOR: The next question is about the vedum relocation of the
dwelling entitlements outside of a flood affectedaa It doesn’t seem to be
supported by either strategic or statutory planhat do you believe the
implications would be if this approach were adoptette widely?

MS BOYD: Well, | can't really speculate but, ii$ kind of land swap kind of
arrangement was permitted, | feel that that woetdasprecedent for a lot of other
landowners whose dwelling eligibilities are in ltoas that aren’t as convenient to
them or are subject to some level of constraifieiog able to apply to have them
moved elsewhere in the landscape, which isn'tyeaflecting a strategic planning
approach and doesn’t really follow council or thete government’s current
framework of determining where dwellings shouldwada the rural landscape and
where they shouldn't.
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MR O’CONNOR: So you’d argue that it just leadsatpotential random outcome
that could prove very difficult to service with sdis and busses and health services
and everything else that generally goes.

MS BOYD: Well, that and the potential increaseofflict between rural
residential or residential housing in rural are&éere farming practices are being
carried out. Yes. Servicing issues and the ocdnfisues.

MR WILSON: Okay. Chris Wilson, again, Carlid’sInot on the agenda but |
guess we just want to talk about Southgate itself.

MS BOYD: Yes.
MR WILSON: It seemingly was a village in a timerg past.
MS BOYD: Yes. That's right.

MR WILSON: But it's dissipating in the sense thatnd, in council settlement
strategy, it’s not proposed as a village.

MS BOYD: No.

MR WILSON: That's right. Okay. And the emergipgttern is for ongoing
agricultural pursuit, yes?

MS BOYD: Yes. Cane production and cattle grazbagically. Once upon a time
the village had shops and halls and all mannehmings, but all that’s left now is just
some remaining scattered houses. And much otibean demolished or fallen into
disrepair and there’s no intent to re-establigsia - - -

MR WILSON: Okay.

MS BOYD: - - - functioning village.

MR WILSON: And that’s identified in council stegy, yes? Well, sorry, it’'s not
identified in council strategy as a — as a — adlage or — or — or to be re-established
or to be populated. Where — where — what is thalle- -

MS BOYD: No.

MR WILSON: What is the local township or villagehe next level of services?

MS BOYD: Probably Grafton or Lawrence.

MR WILSON: Okay.
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MR O’'CONNOR: And how far — it's Steve O’Connorrbe How far would
Lawrence be from School Lane?

MS BOYD: That's a good question. | don’t havattn front of me.

MR WILSON: That's okay. We can — we can — we lmaok that one up. Justin
terms of — just again the — a lot of — a lot of jinsification for the — the planning
proposal is the — the viability or lack of viabylion the cane — on the — on the flood —
on the land adjacent to the river. Can you comroarthat?

MS BOYD: Yes. Well, the planning proposal argtleal this approach was
required to keep the cane land operational withenfamily business, because it was
open to being sold off at high price for lifestyses, if it — if this — if it had those
dwelling eligibilities still. But that’'s not an gnment we accepted. We didn't feel
that the planning proposal is required to keep ldrad in cane production. It's
currently in cane production. And | — even withthé dwelling eligibilities, those
lots could still be sold off to other cane entesps and split off from the — the family
farm. Consolidation. And if houses were eventulllilt on the cane production
land, in the areas that they’ve identified, agaet doesn’t prevent its ongoing use
for cane production. It may actually make it eagdecontinue cane production on
those lots.

MR WILSON: Okay.

MR DISS: Craig Diss here. The proposal also wasipported by any kind of
economic analysis of what would constitute a viadlgar cane farm at the present
time in the Clarence Valley. It made many claimsuad the viability being
potentially affected, but didn’t give any — or goweh into that level of analysis,
demonstrating what an economic farm would be ortwtzz it would need to be.

MR WILSON: Yes. Thank you. | don't think we feany more questions. Do
you have anything more to add, just in terms ofstingtegic documents, the strategic
context of the proposal? Just — maybe — maybe somenentary on — in relation to
the Rural Land SEPP and fragmentation. My undedstg is the primary - - -

MS BOYD: The - - -

MR WILSON: - - - the primary concern of the Dejpaent is — is the fragmentation
of — of grazing land. Yes. Is that correct? i@ potential fragmentation or — or
sterilisation of grazing land.

MS BOYD: Yes. Yes.

MR WILSON: And so just in terms of the Rural SE&RI how that — and my

understanding is that places in the — in the -hén-tthe LEP certain provisions that
prevent you from fragmenting land. How does thatk®
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MS BOYD: Yes. There’s a new clause in the LEffause 5.16 - - -
MR WILSON: Yes.

MS BOYD: - - - which sets out rural subdivisionrgiples. And basically a
proposal needs to demonstrate that it won’'t hasigraficant impact on uses that are
preferred and predominant land uses in the vigitigt it's — it's compatible with
surrounding land uses and that it avoids and mg@sland use conflicts. We didn’t
consider that the proposal demonstrated that ibaidt those principles.

MR WILSON: Right. You considered it inconsistavith those principles. Yes.

MS BOYD: Yes. Because it doesn't — it doesnindestrate how the proposal
meets those principles or satisfies those prinsiple

MR WILSON: Does it — does it hinge on whethes # like, there’s an impact. |
guess there’s — there’s a range of — there’s aerahthat impact. Does it say — it
says — in the legislation it says “significant” syeln the LEP it says “significant”.

MS BOYD: |think so. Yes.

MR WILSON: But there’s no definition of what sijnant might be or - - -
MS BOYD: No.

MR O’'CONNOR: There rarely is.

MR WILSON: Rarelyis. Yes. Okay. Look - - -

MR O’CONNOR: Just one more - - -

MR WILSON: Sorry.

MR O’'CONNOR: - - - question. Going back to tfigure 2 — on the next page,
since asking that question about near settlemer@stool Lane or Southgate,
there’s a figure 5 on the next page. And it shblivearra. It shows Cowper. And it
shows Brushgrove, which all appear to be closer tlzavrence, the — the settlement
you did mention. Do you just want to comment asm~what the capacity is in those
places to accommodate the sort of rural residedéaélopment they're — they're
arguing for?

MS BOYD: Ulmarrais a functioning village. Itisot really rural residential.
There’s urban — it has an urban village. And thatcessible by ferry from — at
some point over near Southgate. The reason | orediLawrence before was
because it's on the same side as — of the rivBoashgate, so it's more readily
accessible. And so is Grafton, in terms of acogsservices. The other areas need
torelyon---
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MR O'CONNOR: Ferry.

MS BOYD: - - - intermittent ferry services. I'mot familiar with what services are
available at Brushgrove or Cowper, but | — theyeey small settlements.

MR O’'CONNOR: And you don’t know if they're recoged in council’s rural
strategy — rural residential strategy? Just b&uug® us to know - - -

MS BOYD: Again, | don’'t — I don’t think they’reural residential in nature.
MR O’'CONNOR: Right.

MS BOYD: They're villages with small residentiats.

MR O’'CONNOR: Okay. Thank you.

MR WILSON: Guys, I think that’s all we have. tlgere anything else you want to
add before we finish? Craig, Carlie, Renee?

MS TREZISE: Renee here. Nothing from me.

MR DISS: Craig here. Nothing from me.

MS BOYD: Carlie. Nothing from me, either.

MR WILSON: Thank you very much for your time, tiagf the effort.
MS TREZISE: Thank you.

MR O’'CONNOR: Thank you.

MR WILSON: Thank you.

MS BOYD: Thank you, too.

MR WILSON: Thank you. Bye.

MS BOYD: Bye.

MS JOSHUA: Bye.

RECORDING CONCLUDED [10.55 am]
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