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‘Kyeema’ and ‘Sutton Road and Faithfull Street’ Planning Proposals:

Draft Submission
Overview
This submission has been prepared by the Gundaroo Community Association (GCA) in relation to two rezoning proposals which would amend the Yass Valley Local Environmental Plan 2013.  The proposals, and the development which would follow if they were adopted, pose great challenges for the Gundaroo community.  These challenges require us to think carefully about how to frame a vision of positive change and growth for Gundaroo, and how to pursue this vision in a way that appropriately balances private and public benefit. 

An important first principle is that the conservation values of historical Gundaroo and its landscape setting must be given sufficient weight when responding to growth and development pressures on this historic village.
An equally important principle is that any proposals for the growth and development of Gundaroo must be strategically guided and fully consistent with the authoritative documents which underpin the regional and subregional planning framework and the settlement hierarchy.

The GCA considers a village growth strategy through greenfields development of adjacent rural land to be unacceptable for a range of reasons.  These include, but are not limited to, the inappropriate scale of such developments within the context of the existing settlement, the negative impact on essential infrastructure such as roads and on traffic volumes, the erosion of the heritage character of the village with potentially negative impact on tourism, and the lack of a strategic master plan for the village.  

Rather, the GCA is of the view that village growth should continue to follow the pattern of infill which has proved so successful in the revitalisation of Gundaroo in recent years. The physical expansion of the village-proper should only be pursued where this is demonstrably compatible with the heritage and cultural context of the historical settlement, and only if further investigation confirms it could be achieved in a way that avoids visual fragmentation of the pastoral landscape surrounding the village and mitigates environmental impacts including those on water quality, the river corridor, soil erosion, and where a demonstrable unmet demand exists.
Who are we?

The Gundaroo Community Association (GCA) was established as an informal community organisation in the 1970s.  It became formally incorporated in July 1999 under the NSW Associations Act 1984.  The GCA’s core purpose is set out in its constitution as:
The object of the association is a balanced and sustainable future for Gundaroo village and surrounds which preserves and enhances its sense of community, rural character and heritage and natural environment.

For almost 40 years, the GCA has provided an open forum in which the greater Gundaroo village community
 could come to discuss issues of interest to the community as a whole.  The GCA is generally viewed as a point of contact with the Gundaroo community.  Groups and bodies such as the Yass Valley Council will often refer matters which are of interest to the community or which are subject to consultation to the GCA.  In turn, and guided by its objective, the GCA has viewed an important part of its role as the dissemination of information to the community and provision of a vehicle through which matters of community concern could be heard.
 

What kind of place is Gundaroo?

Gundaroo is a unique historical settlement.  Located on the banks of the Yass River, the village and the pastoral landscape within which it is situated have very high heritage, cultural and scenic conservation values.  As we will point out in this submission, these values must be given critical weight in the examination and evaluation of the rezoning proposals.  

The district known as Gundaroo was first explored and settled in the early 1820s.
 In 1848, a decision was made by the NSW Colony to establish a village on the Yass River reserve and in 1849, a village of around 100 hectares in area,
 its streets, sections, and communal lands (the park, cemetery and common) were laid out by Surveyor John F Mann.  The streets were wide (150 links = 30.18 meters) and laid out in grid pattern.  Sections measured 10 chains square (200.17 x 200.17 meters – just over 4 hectares).
 Mann’s design for the village was typical of a 19th century Australian settlement.  This layout and settlement footprint is intact today and is a significant historical and cultural regional artefact.  

Subdivision of the village began in the 1850s and sales followed.  Blocks were typically oriented east-west, and 20 by 100 meters (1 by 5 chains) reflecting the need to locate outdoor dunnies away from dwellings at the rear of blocks.  During the 1850s, the first buildings, including the police quarters, were erected within the village boundary.
  During the 1860s, a number of Gundaroo’s significant historical structures were built.  Gundaroo was proclaimed a ‘village’ on 20 March 1885, and the village boundaries were formally established.  The boundaries of the proclaimed village and its ‘suburban’ surround followed the footprint established in 1849.
 

Contemporary Gundaroo has a distinctive physical and social identity which is grounded in this historical legacy.  The village and surrounds have some 33 structures of heritage significance.
  Gundaroo sits in a rural landscape which is strongly linked to the first half of the 19th century.  This legacy can be seen in its defined physical containment, street pattern, rural streetscape character, building fabric, public and shared land uses, and location near the Yass River.  There is a strong sense of arrival from the north coming from the direction of Gunning, and the south coming from the direction of Sutton.  Both points of arrival are characterised by the clear transition from pastoral to built environment giving the village a well-defined edge and a distinct arrival threshold.  Coming from the north, the land rises gently to the east to treed hilltops in contrast to the river flats to the west.  To the south, the arrival experience commences with the bridge crossing the Yass River and curving to the left passes through pasture land and market gardens.  Similarly, views out of the village are important elements of the experience of being in and of the village.  

Socially, the Gundaroo community is characterised by strong village identity and sense of belonging, and very high levels of participation in organisations, institutions (churches and the primary school), and social and sporting activities.  Many public assets are managed by active local community organisations, and are a salient and meaningful link with the community’s historical past.  As noted in the draft Assessment of Two Proposals for Residential Expansion of Gundaroo prepared by the Friends of Gundaroo Inc:
Gundaroo is unusual in that it “owns” much of its infrastructure by way of Crown Reserve Trusts and locally incorporated bodies.  This includes the Hall, Park, Common and literary institute.  It also has a very active Rural Fire Service, soccer and cricket clubs, the Gundaroo First Scout troop and an historical society.

The Gundaroo Common – laid out in the 1849 survey – has functioned continuously and successfully since the 19th century, and commoner membership is important to village residents.  Some commoners own cows in a commonly managed herd; others use the common for a range of recreational pursuits.
  The Film Society lays claim to starting up sometime around 1905 when travelling picture shows moving along the old Cobb & Co track first stopped in Gundaroo and projected films in the Gundaroo Hall.
Gundaroo Village as Surveyed, 1849
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Reproduced from Errol Lea-Scarlett, Gundaroo, 1972
That Gundaroo retains much of its original character may be due to the fact that for many years it was a ‘backwater’ and did not experience pressures for growth and development.  In the more recent period, the village has grown successfully in an incremental and organic way which has retained the historic character of the village while introducing a social and economic dynamic which has seen village social life, organisations, institutions and businesses flourish.  

Gundaroo’s attributes have seen it become a highly attractive subregional tourist asset and people increasingly come to the village for the experience of walking the streets, visiting the restaurants, and hosting special occasions such as weddings in a rural setting.  Gundaroo has clearly emerged as a ‘destination’ in the Canberra region.  Managing the growth of the village must not risk undermining this experience of place, or ignore the implications for successful businesses (both present and future) for which this experience is integral.
What did we do?

Following the Council’s decision in June 2013 to recommend that the two planning proposals proceed to gateway, the GCA prepared information on the approval process and the community consultation which would follow which gateway determination.  This information appeared in the December 2013 edition of the Gundaroo Gazette.  As commencement of the formal consultation period neared, the GCA met with Council planners, distributed further information on the proposals and where they could be accessed online along with other information tracking the progress of the process, set up a drop box with copies of the proposals and other key documents, and established a Facebook page through which views and information could be shared.  

In addition, two widely advertised meetings were held – one, an information session on the planning process in May with Greens MP NSW David Shoebridge as guest speaker, at which the GCA moderated; and one on 3 July at which community members were invited to ask questions and share their views to further guide information delivery within the community, and as a feed-in to the GCA’s submission.  The GCA also undertook an informal qualitative survey to garner a sense of how people valued their community and felt about the proposals.  An update on the survey and consultation process was provided to the community in the August 2014 edition of the Gundaroo Gazette, and a copy of the GCA’s proposed submission was circulated widely on 26 August.  Throughout this period, the community was invited to share their views with the GCA as an input to the preparation of a submission on the planning proposals.

What did people tell us?

The GCA has considered the responses we received and unsurprisingly there was a diversity of views about the merit of the proposals.  It is clear however, that most people, irrespective of their views about expansion of the village, want to retain those elements of village life that brought them here.  A common theme from the majority of responses was the importance of Gundaroo as a small, defined village within a rural setting. Other themes were the sense of a village community, friendliness of the people, the heritage nature and buildings of the village, facilities such as the school, pub, shop, cafes and restaurants, space, a rural lifestyle near the ACT and the picturesque aesthetic of the village contained by the surrounding agricultural lands.  

While the understanding of development and growth varied, there was a common expression of the need for well-planned and managed growth.  Many were concerned about the impact of large-scale development on village services and infrastructure and preferred an incremental in-fill approach.  Others feared the loss of the unique sense of community and connection.  Some could see positive potential for the growth of services and public institutions (such as the school).  One group, the Friends of Gundaroo, emphasised the general mandate of demonstrable public benefit for proposals which would have a significant and transformative impact on the village. 

Growth and Development: what are the threshold issues?
Gundaroo Vision 1999– a community initiated plan for the sustainable future to 2020

In 1999, the newly incorporated GCA initiated a process of community engagement that resulted in the Gundaroo Vision 1999 – a community initiated plan for the sustainable future to 2020.  The process was motivated by the need to address development proposals then pressing on the village in a coherent and integrated manner, rather than through ad hoc reaction.  A remarkably high level of community participation was represented in the visioning process and the creation of the plan, and community ownership of the strategic directions it mapped out was, and continues to be, high.  
The Gundaroo vision plan was a statement by the community of the assets it wished to protect and how it wished the village and surroundings to develop in future. The plan’s vision statement is set out below:

A balanced sustainable future for Gundaroo Village
and surrounds which preserves and enhances its
Sense of Community
Rural Character and
Heritage and Natural Environment

This vision statement is continued as the object of the GCA.

The plan acknowledged the inevitability that the village would grow and change.  It made the case for a good planning framework that would ensure the intrinsic value of the village and surrounding area was not eroded and that the historical, social, cultural, economic and environmental fabric was preserved for future generations.  Critical attributes of a planning framework included focusing growth within the existing village and making use of existing infrastructure, on the one hand, while maintaining vistas from the village, on the other.  The plan also sought to preserve valuable agricultural land, stop housing development on the escarpment, and minimise the visual impact of any future cluster developments by locating them away from the main road.  While 15 years have passed and the village has grown considerably, the plan’s identification of the core attributes of Gundaroo, the need for managed growth, and the aspirations of its residents remain relevant as was evidenced in the GCA’s recent survey. 
Yass Valley Council ‑ Draft Town and Village Study
The pressures on Gundaroo re-emerged with the Yass Valley Council process for preparing a new Yass Valley Local Environmental Plan (LEP) and the release of the Draft Town and Villages Study in 2010.  While the study makes claims to consistency with the Strategic Sydney-Canberra Corridor Regional Strategy,
 it was not, unfortunately, part of a strategic settlement planning process for Yass Valley.  Rather it focused solely on opportunistic growth and expansion of existing towns and villages including Gundaroo in response to issues such as housing demand and land supply.

Draft recommendations for Gundaroo proposed rezoning of land to the south of the village (which is part of the current ‘Sutton Road and Faithfull Street’ rezoning proposal), designation of additional land to the south for ‘future investigation’, and designation of land to the north of the village for ‘future investigation’ (part of which is represented by the current ‘Kyeema’ rezoning proposal).  Other recommendations included subdivision of the 11 five-acre blocks to the east of Lute Street along the Common to yield an additional 100 residential lots.

A number of these draft recommendations were justified as responding to the Gundaroo vision plan, including that:

Planning should recognise the discrete village boundary and open agricultural surrounds.  Fringe developments should not detract from this distinctive boundary.  Planning should maintain the rural character and include landscaping and vegetation planting in development proposals.

The study stated that it had addressed this community planning priority by seeking to:

… review land on the very fringes of the village, rather than opening up large areas which are separated from the core of the village.  This will allow the existing village to be consolidated, and incorporate a zoning which will reflect the existing use of surrounding land – such as RU4 Small Rural Holdings, and RE1 – Public Recreation for the Gundaroo Common and Police Paddock.

The Yass Valley Council will be well aware that there was a considerable community response to the Gundaroo recommendations and that 44 submissions were made.  These included a submission from the GCA which was prepared following a public meeting convened to enable the GCA to gather and validly represent opinion on the study.  While the study’s acknowledgement of the Gundaroo vision plan was noted with approval, it was also made clear that “certain recommendations within the Study directly countered aspects of the Vision Plan”.
  The example above is illustrative of this.  

The GCA’s submission also stated clearly that maintaining the current configuration of Gundaroo is a legitimate aspiration, and that the Council should not underestimate the depth of feeling that issue engenders in village residents.  It reported that there was a substantial body of opinion in support of the status quo and which did not favour any expansion of the village beyond its current boundaries.  At the same time, the GCA acknowledged the view of some participants at the public meeting that rezoning land on the south of Faithfull Street was a viable and preferable option subject to inclusion of reserves.  

The GCA welcomed the Council’s response to consultation on the amended recommendations which became part of the new Local Environment Plan in 2013.  These included reducing the subdivision yield of the rezoned Lute Street lots, and the change to ‘future investigation’ status of land proposed for rezoning to the south of Faithfull Street.  At the same time, the Local Environment Plan simply deferred responding to the significant development pressures on the Gundaroo as is evidenced by the current ‘Kyeema’ and ‘Sutton Road and Faithfull Street’ Planning Proposals.  The GCA can only note again, as it did in 2010 in relation to the study’s recommendations, that the benefits to Gundaroo of the current proposals are undefined.  Comprehensive cost/benefit analysis (widely conceived as economic, environmental, social and cultural) for any proposal which would irrevocably transform Gundaroo is imperative.
The regional strategic planning context

The GCA notes that the 2008 Sydney-Canberra Corridor Regional Strategy sets the regional and subregional framework within which major growth and development proposals for the corridor must be evaluated including the two rezoning proposals considered in this submission.  Importantly, the “primary purpose of the Regional Strategy is to accommodate and manage growth while ensuring that the rural landscapes and environmental settings that define the Region’s character are not compromised.”
  

The Corridor Strategy establishes a regional hierarchy of settlements ‑ major regional centre, major town, town, and village ‑ each level of which plays a different role in the overall functioning of the region, and for which there are differentiated growth strategies:
The challenge of the Strategy is to ensure that the demand for urban growth is directed to major regional centres of Queanbeyan, Goulburn and Bowral. Enabling growth to occur within the smaller settlements such as Marulan and Bungendore without losing their character as rural settlements is also a challenge for the Strategy.

The key population and housing challenges for the corridor are to:

… support and reinforce the role of Bowral, Goulburn and Queanbeyan as the major regional centres by focusing new greenfield areas and medium density housing in and around these centres… [and] provide for the growth of other towns and villages in a manner that is generally consistent with the Strategy’s centres hierarchy, the individual character of towns and villages and the growth planning being pursued by councils.
 

Importantly, the aims of the Corridor Strategy include increasing the amount of housing in existing centres to ensure the needs of future households are better met, and managing the environmental impact of settlement by focusing new urban development in existing identified growth areas such as Bowral, Goulburn and Queanbeyan.  The Strategy makes it clear that additional development sites should only be considered where it is demonstrated that they satisfy specified sustainability criteria such as availability of infrastructure and accessibility of services. 

The individual character of smaller rural communities is discussed in the Strategy document as is the importance of the rural character and landscapes of many towns which contributes to the sense of identity and attractiveness.  Cultural heritage is also identified as an important economic asset for tourism.  Braidwood, for example, is noted for it high heritage values, its pattern of settlement, and historic pastoral setting which is recognised in the State’s Heritage Register listing.  

Gundaroo is clearly identified as a village in the Strategy’s settlement hierarchy. For example, in its consideration of the role of rural villages and ‘lifestyle housing’, the Strategy says: 
Opportunities for village lifestyle within a more sustainable context will continue to be provided by careful infill development within the numerous rural villages in the Region. Existing villages, such as Gundaroo, Binalong and Burrawang, play an important role in providing for housing choice and offer more affordable housing. The rural character and built form character of many villages is a significant local and regional asset.  …
Additional housing outside the major regional centres is limited to that which supports the role of towns and villages and is generally contained within existing town and village boundaries.

Towns and villages continue to play an important role in providing for housing choice across the Region. Growth and development will be managed in a way that protects and builds on the important built form, heritage and rural character of many of the towns and villages.

Adequate infrastructure, community services and transport is provided to service both greenfields and additional infill development. A reticulated water supply will be provided, which will be subject to satisfying the water supply planning principles …

There can be no doubt about the principles set down in the Strategy for growth as they apply to Gundaroo, and decision makers in the Council and NSW State Government must attend to these principles when examining the current rezoning proposals.  Key principles in the Strategy include:

Infrastructure
· Councils will ensure that satisfactory arrangements are in place for the provision of reticulated water consistent with the water planning principles … before any additional greenfields development is provided. Where current water supplies are known to be limited for existing communities, councils will need to ensure that satisfactory and sustainable water supply options are in place for both greenfields and currently zoned residential areas.

· Councils will ensure that new residential development incorporates measures to improve management of stormwater and wastewater, and consider options for water recycling and use.

· Planning for urban land must be integrated with the supply of relevant infrastructure and transport provision.

· Where a development or rezoning increases the need for state infrastructure, the Minister for Planning may require a contribution from the development, having regard to the State Infrastructure Strategy and equity considerations. 

Rural residential

· Additional development areas will only be considered if justified by a local settlement strategy that assesses the net economic and social benefit of additional rural residential land against the loss of the potential development of the land for agricultural activities.

· Planning for rural residential land must be integrated with the supply of relevant infrastructure and transport services.

Character

· New development should be designed to reflect and enhance the natural, cultural, visual and built character and values of the local and regional landscape.

Importantly, the Strategy requires LEPs to include “appropriate provisions to protect significant towns and villages such as Braidwood and Berrima, associated with natural and cultural landscapes and curtilages. The aim will be to protect conservation values, Aboriginal cultural values, visual character and setting to reinforce the economic base for tourism.”

The GCA is of the view that the current rezoning proposals are not consistent with the Strategy’s framework for guiding growth through infill in rural villages; nor, do they meet the tests established in the principles set out above.  The GCA also submits that Gundaroo and its surrounding land is a significant cultural and historical landscape, that this should be reflected in the Yass Valley LEP, and that this should be given appropriate weight in assessing the current proposals.  

Council planners have indicated that ‘[t]he subject sites have merit for growth in that they are in close proximity or contiguous with existing settlement’
  The GCA is very concerned that such a judgement indicates that little value has been placed on the integrity of the historic village footprint, on the cultural and landscape values of the village rural context, and on the agricultural base of the historic settlement.   The GCA urges the Council to reconsider this position.  

The Local Environmental Plan amendment process

The GCA understands that the legal instrument which controls land use and zoning in NSW is the LEP.  The process for amending an LEP is established through the provisions of the NSW Environment, Planning and Assessment Act 1979.  Guidance on this process is provided in the document, A guide to preparing local environmental plans.
  Following the Gateway Determination, state departmental assessments are to include matters of strategic merit such as consistency with the relevant regional strategy, and site-specific merit including the services and infrastructure that are or will be available to meet the demands arising from the proposal and any proposed financial arrangements for infrastructure provision.  An important element of a planning proposal such as the rezoning proposals being considered in this submission is that:
… the level of justification for each planning proposal is proportionate to the impact the planning proposal will have.  This is particularly the case for planning proposals that may be inconsistent with the local and/or regional strategic planning framework.
  

It is noted that the issue of “consistency of strategic planning framework” is addressed in the Planning Team reports for the proposals with the comment that “[t]he land was identified in the Director General endorsed Towns and Villages Study 2010 as a future investigation area, and in this regard is not strategically inconsistant (sic) with Council’s planning framework.”
  The GCA finds this comment circular.  The identification of land for future investigation in the Yass Valley LEP did not meet the test of consistency as the test had not been applied.  The investigation is underway now and all necessary judgments must be brought to bear in assessing the merit and fit of the proposals.

How do the proposals measure up?

It is the GCA’s view that the impact of the proposals ‑ both singly and combined ‑ would be very high; hence, the question of whether the proposals have adequately addressed the full range of criteria against which they must be judged is of the utmost importance.  It is the GCA’s view that while the proposals differ in some respects, neither has made a convincing case that there will be outcomes of public benefit should the rezoning and subsequent developments go ahead.  The proposals are particularly poor in relation to their treatment of social, cultural, heritage, infrastructure and economic impacts.  In addition to the risk to Gundaroo as a community, the proposals raise the serious risk that the public would be burdened with meeting the future costs of servicing the enlarged settlement.  These matters are discussed below.  

As stated in the Yass Valley Council’s policy on Planning Proposals:

A draft Planning Proposal will only be considered by Yass Valley Council if:  

…

c)
The land the subject of the Planning Proposal has been identified as a ‘Future Investigation Area’ in the Yass Valley Town and Villages Study and 

d)
The land the subject of the Planning Proposal can be connected to a reticulated water supply and sewerage system or incorporate an alternative water supply and effluent disposal which will have no off site impact on the quality and quantity of surface or ground water.

If an exceptional, innovative draft Planning Proposal is forwarded to Council, which falls outside the above criteria, it will only be considered if it satisfies:

i. The ‘Threshold Sustainability Criteria’ outlined in Appendix 1 in the Sydney Canberra Corridor Regional Strategy, or
ii. NSW and ACT regional strategies for development adjacent to or across the ACT border.

The GCA notes that the two rezoning proposals relate to lands identified as ‘Future Investigation Areas’ in the Yass Valley Town and Villages Study and Yass Valley LEP 2013.  The GCA also understands that there is no plan to develop reticulated water and sewerage systems for Gundaroo that would be available for connection of the two subject lands and that the developments will rely on on-site effluent treatment and on-site rainwater collection for drinking and household use.  The Council documents in relation to the proposals indicated that lots must be at least 2000 m2 because of these constraints.
  As discussed below, the GCA has concerns that the requirement under the Council’s planning policy that there be “no off site impact on the quality and quantity of surface or ground water” would be met should the planning proposals proceed.  
The Sydney‑Canberra Corridor Regional Strategy sets out specific sustainability criteria against which development proposals which are outside the designated areas must be evaluated.  These are:

· infrastructure provision

· access

· housing diversity

· employment lands

· avoidance of risk

· natural resources

· environmental protection

· quality and equity in services.

The GCA notes that the proponents make statements against these criteria for the respective proposals in the submitted documentation, although in the case of the Faithfull Street/Sutton Road proposal, not all criteria are addressed.  In addition, the Council meeting paper at which the matter of whether the two proposals should proceed to Gateway Determination also made summary assessments of the proposals against the criteria.
  The GCA takes the view that these assessments are weakly argued and cannot be taken to make the case for the proposals.  

Infrastructure provision is a significant sustainability criterion in the Corridor Strategy.  This requires a mechanism to be in place to ensure utilities, transport, open space and communication are provided in a timely and efficient way.  Mention of infrastructure provision in the proposals is limited to local considerations related to the sites themselves (e.g. road access from Sutton Road or Faithfull Street).  No consideration is given to the potential impact on other infrastructure such as the local tip, main street parking, and on social infrastructure such as the primary school.  

This is particularly critical as local infrastructure and facilities are already under pressure from recent and continuing village growth and there is no master plan or strategy which would guide and manage the impact of the proposed developments on the village as a whole.  For example, how would parking in the vicinity of the shop and post office be managed?  Would there be a need for a full-size supermarket?  Where would it be located?  How would the impact of new commercial activities be managed along the commercial zone of Cork Street and in other parts of the enlarged settlement?  What are the implications for matters of public safety – for example, policing requirements?  

Several respondents in the GCA survey raised their concerns about the impact of a substantial increase in traffic volumes in the village on residential amenity and public safety, and on the Sutton to Gundaroo Road which has been and continues to be poorly maintained.  In addition, the “Kyeema” proposal would result in increased traffic movement through the village with significant impact on Cork Street and on Rosamel and Lute Streets.  The Sutton Road and Faithfull Street proposal would have particular effect on traffic volumes on Faithfull Street.  These negative impacts are unacknowledged in the planning proposals.  Related to this issue is the lack of accessible public transport options in Gundaroo. 
These and other infrastructure impacts would inevitably require future investment to service a much larger community.  There is, however, no forward planning for this investment.  Future infrastructure considerations would more likely be a matter of catchup ‘after the event’, and be borne as public costs. 
An important component of Corridor Strategy is the provision of a range of housing choices to ensure a broad population can be housed.  Council planners acknowledge that there is a limitation on housing diversity due to the minimum block size of 2,000 square metres to enable appropriate on‑site sewerage and water management requirements.  More significantly, the Corridor Strategy sees villages like Gundaroo as part of the housing choice spectrum which is a feature of the regional hierarchy of settlements ‑ major regional centre, major town, town, and village.  But there is no imperative to provide all types of housing within the village.  

Nor does the Corridor Strategy contemplate addressing regional and subregional housing affordability through the growth of small villages.  The assertion in the “Kyeema” proposal that the development would ‘contribute to housing choice and housing affordability’ loses sight of the integrated regional perspective taken in the Strategy.  More generally, the GCA notes the potential impact of major developments (current and proposed) on land release in other parts of shire (particularly in Yass, Murrumbateman and West Belconnen).  These developments will contribute to housing choice and affordability as envisaged by the Strategy.

Both proposals would see the alienation of high quality agricultural land for residential expansion of the village.  The GCA notes that the proposals assume a level of unmet housing demand but no evidence is provided to support this.  It is estimated that there are between 60 and 80 blocks of land potentially available for infill in the village.  Some of these are dependent on land owners deciding to subdivide or subject to other site-specific factors such as flooding that will influence how many are realised.  Nonetheless, the potential for growth of the village through infill must be taken into account when assessing demand.  On the point of housing affordability, the GCA is of the view that there are considerable risks the value of residential properties in Gundaroo could be negatively affected in the event of oversupply of residential land. 

The Corridor Strategy places considerable importance on environmental protection.  The GCA has serious concerns about the potential impact of the proposals on ground water and the Yass River catchment.  The proposed development to the north intends to build on fractured rock, in an area of vulnerable groundwater as identified by the NSW Office of Water.
  Gundaroo residences rely on rainfall and supplementary dam and bore water reserves, and use on-site greywater effluent dispersal systems.  Local residents have indicated that bore productivity in the area has dropped over the last decade. This anecdotal evidence is supported by the site consultant, Peter Fogarty, who advised the bore on “Kyeema” draws from the same aquifer as several nearby existing bores.
 The NSW Office of Water cautions Council that the proposed lot sizes and development are not sustainable without reticulated water and sewer, that impacts for the environment and existing residents should be mitigated, and that on-site effluent dispersal poses a contamination risk.

The proposed development to the south is on an area of shallow groundwater as identified by the Office of Water. The groundwater study completed by the proponent shows concerning levels of E.coli to be present in the groundwater. The addition of 65 on-site effluent dispersal systems in this area risks further contamination of this fragile water source, as identified by the NSW Office of Water.
 A further test to confirm current contamination is not scheduled until November, and therefore more comprehensive results will not be available to guide Council in determining this crucial rezoning matter. Again, the NSW Office of Water has cautioned that the proposed lot sizes and development are not sustainable without reticulated water and sewer, and that on-site effluent dispersal systems should not be situated in areas with shallow groundwater.

Both proposals are sited within half a kilometre of the Yass River on elevated ground which slopes down to the Yass River. Furthermore, both proposed developments are situated along contributory water systems that feed into the Yass River. The addition of the planned 130 new dwellings, using on-site greywater effluent dispersal systems, obviously poses a significant contamination threat to the Yass water supply during flood events.

The GCA notes that the Threshold Sustainability Criteria contained within the Sydney-Canberra Corridor Regional Strategy, against which these proposals must be assessed, clearly state that new developments must “maintain or improve existing environmental condition for water quality” and that any development must be “consistent with catchment and stormwater management planning (CMA and council)”.
 It is the GCA’s view that the proposals carry significant risks for vulnerable and shallow ground water reserves and the Yass River catchment, and the Council must give this sufficient weight in making its considerations.

The GCA is also aware that the Council has recently taken the view in relation to the proposed Murrumbateman Sewerage Scheme that on-site sewerage systems such as septic tanks or aerated waste treatment systems that:

[t]hese systems can discharge and contaminate the ground water which is the current source of Murrumbateman’s water supply.  These systems can also discharge into the Yass River catchment during wet times if not properly maintained or operating.

Much of what has been said above relate to threshold questions about the proposals and the strategic planning framework within which they must be considered.  Each proposal, of course, raises particular and site-specific issues which must also be considered in the balance.  Some of these are flagged below.  

The “Kyeema” proposal deals with land on the northern boundary of the village.  The land rises steeply and is crossed by McLeods’s Creek.  The creek poses specific environmental challenges with potential for local flooding.  The proposed extension of Lute Street would require a creek crossing and could be subject to closure when the creek is in flood (see photo).  Other issues of ground water vulnerability and river catchment impact are discussed above.  

“Kyeema” proposal:
View to north across access road (Lute Street extension) ‑ McLeods Creek in flood, December 2011

[image: image2.jpg]



The “Kyeema” proposal also raises the risk of negative impacts on biodiversity particularly in relation to the habitat of the Superb Parrot, along with a number of other threatened species and the need for protective measures to be put in place should rezoning and development proceed.  This issue has been the subject of advice from the NSW Office of Environment and Heritage in relation to a buffer zone on the eastern boundary of the site.  The GCA draws attention to the recommendations noting that the proposed buffer width is ‘a compromise to the usual 100 m buffer applied to Super Parrot nest trees and may still allow the proponent to realise the same number of residential lots without significant reduction in lot size’.
  The appropriateness of such a compromise in favour of a development lot yield is a matter which could be questioned.

The GCA also notes that the elevated land on the eastern side of the “Kyeema” site raises specific issues in relation the protection of significant views and vistas from Gundaroo Road, and from properties along Rosamel Street.  While this is a matter subject to development application assessment policy,
 it will need to be considered as part of this planning process. 

The “Kyeema” (northern) proposal includes two areas for E3 zoning (one of which would be crossed by the extended Lute Street.  The proposal somewhat misleading suggests that the larger E3 parcel across which McLeod’s Creek runs and on which there is a large dam would be a local environmental asset similar to the Common, and the concept maps accompanying the proposal label the dam as a ‘village dam’.  As the proposal acknowledges, however, these areas would ‘be held in private ownership with limited development opportunities’.  The GCA notes that these opportunities could include residential housing unless this use was specifically excluded.  

The Sutton Road and Faithfull Street (southern) proposal raises similar issues regarding river catchment impact and flood concerns to those raised in relation to “Kyeema”, and discussed more broadly above.  Like the northern proposal, it would also have a significant visual impact on the entry to the village which would require consideration in assessment of this rezoning proposal.  The proposal would also see existent various land uses – residential, market garden, veterinary surgery and kennels – in close proximity, raising potential issues of land use conflict. This potential conflict will only be further exacerbated by the intention to rezone to RU5 which allows a mixture of residential and commercial business enterprise to operate within the same area. 

Our understanding of the proposals and what they mean for the village

While the two planning proposals are proponent-driven and primarily concerned with private gain, they are argued on the premise that the growth of the village – and particularly the release of additional blocks for housing ‑ will also benefit the community.  The GCA is of the view that these benefits have not been persuasively demonstrated.  The proposals would have considerable impact on publicly funded infrastructure and on the demand for services, the costs of which the public would be required to bear. The proposed developments raise questions about the balance of private benefit and public/social cost, and the responsible role of the planning system as the guardian of the public interest.  

The GCA understands that when the two proposals were received, the Council took the view they should be considered at the same time and that it was important that neither site was considered in isolation or given any advantage over the other.  The GCA supports the Council’s decision to proceed in this way.  The combined scale of the proposals is unlike anything the village has experienced earlier.  Taken together, they would nearly double the area of the village with the addition of at least 130 new lots.  The potential impact of very rapid growth that would follow these developments would be new and ‘disruptive’ ‑ unlike the organic growth which has characterised development in the village to date.  

Both proposals stress the linkage to the village. In their fullest realization, however, they would represent a break with the historical village, rendering it a small and largely unserved town potentially enveloped by ‘house and land’ package-style development in a hybrid suburban landscape.  In fact, the village could lose its identity and become part of a much larger settlement subject to dispersive growth pressures from larger regional centers, in particular Canberra.  These rezoning proposals could establish a precedent for other landholders adjoining the village to apply for rezoning of rural land.  Inevitably, the proposals would render Gundaroo an ex-Canberra commuting community.

The growth scenario represented by these proposals risks undermining Gundaroo’s unique sense of community well-being and would have irrevocable impact on the qualities of village life – social and physical ‑ that have brought its residents here. Furthermore, the growth proposed by this rezoning would mark the loss of any remaining opportunity to preserve the original village layout as a relic of a mid-nineteenth century settlement. The GCA urges Council to recognise that the village's unspoilt, historical boundary and layout is an entity in itself which has social, visual, tourism and heritage values worthy of conservation.
Gundaroo: A Positive Vision for Change and Growth

The GCA believes it is possible to create a vision for the growth of Gundaroo which builds on the many positive attributes of the historic village and its community.  This vision would respect the heritage quality of the village and see it as a resource for the region.  The GCA strongly urges the Council to work with the community to develop a strategic master plan for the village which sees the historical and cultural landscape as an asset which can provide a viable contribution to the village’s economy.  The GCA believes that infill can support a continued village growth dynamic and strengthening of the community structures which make Gundaroo unique.   Although it is acknowledged that infill growth must also be managed well to ensure it does not place unacceptable pressures on local infrastructure and services, or undermine Gundaroo’s character.  

The GCA did not specifically canvass residents about possible alternatives to the rezoning proposals, but through other communications, the GCA has become aware of some support within the community for limited housing (one lot deep of RU2 zoned blocks) along the southern side of Faithfull Street. This could be viewed as consistent in spirit of the original village plan. Unlike Rosamel Street on the north, the historic village boundary did not include housing on both sides of the street. The Council could consider whether a single row of housing down the southern side of Faithfull Street is compatible with the heritage values of the village footprint. However, the GCA reiterates the issues raised throughout this submission in relation to any further development to the south of the village, namely groundwater vulnerability, visual impact and potential land use conflicts.

The need to preserve the agricultural landscape within which the village is situated has been brought out in this submission.  For these reasons, whilst it has also been suggested by some in the Gundaroo community that a limited and sensitive larger lot subdivision (say 16 hectares) of agricultural lands could be enabled, the GCA cannot endorse this as a widely supported community view, nor indeed as a viable alternative to the current proposals. The GCA strongly urges Council to ensure that further investigation confirms any such subdivision could be achieved in a way that avoids visual fragmentation of the pastoral landscape surrounding the village and mitigates environmental impacts including those on water quality, the river corridor, and soil erosion. This is a matter which the Council may wish to consider further in the context of the Rural Lands Study and rural land rezoning proposals.   
Summary

We note the communication plan prepared by the Yass Valley Council planners in relation to the current planning proposals for the expansion of the Gundaroo village and, in particular, the ‘sustainability implications’ detailed in the plan as set out below:

	Social
	Maximizing Gundaroo community involvement and input into the future growth of the village will encourage development that reflects the values and aspirations of the community.


	Economic
	Ensuring that the community consultation process reaches and engages those sections of the community who may be affected, will avoid unnecessary re-exhibition and its associated costs.


	Environment
	An extensive community consultation period will enable the values of the built and natural environment of Gundaroo to be considered as part of the Planning Proposals.


	Governance
	The proposed community consultation satisfies the regulatory requirements for public exhibition of the Planning Proposals in accordance with section 57 of the Environmental Planning and Assessment Act 1979.


The GCA would like to thank the Yass Valley Council for its open consultation process, and the willingness of Councillors and Council planning staff to meet with the GCA and other members of the Gundaroo community and to make available information on the proposals and the gateway process.  

We trust that the consultation will, indeed, have succeeded in maximising community involvement and encouraging a future for the village that represents the values and aspirations of the community, and will have enabled the values of the built and natural environment to be properly considered in assessing the “Kyeema” and “Sutton Road and Faithfull Street” planning proposals.

Anne Barwick

President

Gundaroo Community Association

29 August 2014

� Defined in the GCA constitution as the village proper and a 15 kilometre radius.


� The GCA meets every two to three months.  Its meetings are advertised and open.  All members of the greater Gundaroo community are welcome. 


� See, Errol Lea-Scarlett, Gundaroo, 1972, Roebuck Society (Publication no.10)


� The current area of Gundaroo is 103 hectares.  This includes the 11 blocks along Lute Street (approximately 25 hectares in area) to the east of the Common which are currently undergoing subdivision. 


� Four hectares is 40,000 square metres.  


� See, e.g., Lea-Scarlett, 1972: p.32, Queanbeyan Age, ‘The History of Gundaroo’, 19 August 1913, and Southern Tablelands of NSW (Argyle County tourism and travel information at � HYPERLINK "http://www.argylecounty.com.au/towns/gundaroo.html" �www.argylecounty.com.au/towns/gundaroo.html�


� The proclaimed village boundary ran down Faithfull Street (which functioned as a stock route), Cork Street, Lind Street and along Lute Street, while the the blocks along the north side of Rosamel, the land between Lute and Judith Streets to the east, and the land between the west side of Cork Street and Gundaroo were within the ‘suburban boundary’. 


� Yass Valley Local Environmental Plan 2013, schedule 5 (Environmental heritage)


� Friends of Gundaroo Inc, draft distributed to Gundaroo community on 26 July 2014.


� There are around 130 commons in NSW, 46 of which are managed by trusts including the Gundaroo Common Trust.  Currently, the NSW is considering abolishing commons and converting them to crown land, and repealing the Commons Management Act 1989 under which they are regulated (see NSW Government, NSW crown lands legislation – white paper, 2014), a move which could see some common lands privatised.


� Gundaroo Community Association Inc, Gundaroo vision 1999 – a community initiated plan for the sustainable future to 2020.  Available at: � HYPERLINK "http://www.gundaroo.info/gundaroo/gca/vision/index.htm" �http://www.gundaroo.info/gundaroo/gca/vision/index.htm�


� Gundaroo Community Association Inc, Constitution. Available at: � HYPERLINK "http://www.gundaroo.info/gundaroo/gca/index.htm" �http://www.gundaroo.info/gundaroo/gca/index.htm� 


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: pp14-15.


� Gundaroo Community Association Inc, ‘Report of a meeting of Gundaroo residents held on 4 October 2010 in response to the Yass Valley Council Draft Town and Villages Study 2010’, 14 October 2010.  Available at: � HYPERLINK "http://www.gundaroo.info/gundaroo/gca/index.htm" �http://www.gundaroo.info/gundaroo/gca/index.htm� 


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: (‘inside cover’).


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: p.6.


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: p.7.


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: pp.38-39.


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: p.50.


� YVC community consultation presentation slides, 29 July 2014, Gundaroo Hall.


� NSW Planning and Infrastructure, A guide to preparing local environmental plans, April 2013.


� NSW Planning and Infrastructure, A guide to preparing local environmental plans, April 2013: p13.


� NSW Government, Planning – Planning Team Reports 


� Yass Valley Council, Policy no. SEP-POL-1, (date of issue 23 May 2012)


� See Council agenda papers for the meeting of 26 June 2013 at which the two proposals were considered in relation to whether they should recommended for Gateway Determination.


� Council agenda papers for the meeting of 26 June 2013:pp.114-115 and pp.118-119.


�  See correspondence to YVC dated 18 December 2013.


� Peter Fogarty, Capability Assessment for On-site Effluent Disposal, 2011: p.3


�  See correspondence to YVC dated 20 December 2013.


� NSW Department of Planning, Sydney�Canberra Corridor Regional Strategy, 2008: p.54.


� Yass Valley Council, The Valley Views, August 2014, issue 20.


� NSW Office of Environment and Heritage, letter to Yass Valley Council, 4 April 2014.


� Yass Valley Council, Policy: Development on elevated land (DA-POL-5).


� YVC meeting paper, 27 November 2013 (Director P&ES Report, item 2 Community Consultation – Gundaroo Planning Proposals)
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