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Planning Proposal 
Proposed amendment to Port Stephens Local Environmental Plan 2013 
Rezone land at Lot 20 & Lot 21 DP 579653, 290 & 308 Tarean Road, Karuah 
 
Version – Post Exhibition & Council Meeting – 13 December 2016 
 

Further Information:  
Strategic Planning, Port Stephens Council 
(02) 4980 0326 
council@portstephens.nsw.gov.au  
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FILE NUMBERS 
 
Council:  PSC2006-0815 
Department:  PP_2014_PORTS_005_00 
 
SUMMARY 
 
Subject land in 
Karuah: 

290 and 308 Tarean Road,  
(Lot 20 and Lot 21 DP 579653)  
(as shown on Figure 1)(p.4 and p.5) 

Proponent: HDB Town Planning and Design (on behalf of 
landowners) 
 

Total Area: 30.4 Hectares 
 

Existing Zoning: RU2 Rural Landscape 
 

Proposed Changes: 1. Rezone 290 Tarean Road and part 308 Tarean 
Road from RU2 Rural Landscape to R2 Low 
Density Residential, 

2. Rezone part 308 Tarean Road from RU2 Rural 
Landscape to part E2 Environmental Conservation, 

3. Consequential amendments to the lot size map, 
height of building map and urban release area 
map. 

Potential Lot Yield: 155 lots. Approximately 11.37ha for residential 
purposes. 
Preliminary concept plan shows approximately 72 lots. 

Delegation: Council has delegation to make this plan 
Supporting Studies: • HDB Town Planning and Design Pty Ltd, 2016, 

'Bushfire Threat Assessment' 
• Better Transport Futures Mark Waugh, 2016, 

'Transport Access and Mobility Report' 
• Engeny, 2016, 'Preliminary Stormwater 

Assessment' 
• Engeny, 2016, 'Water and Wastewater Preliminary 

Servicing Advice' 
• HDB Town Planning and Design Pty Ltd, 2014, 

'Preliminary Contamination Assessment' 
• Joy Hafey Environmental Consultant, 2015, 'Fauna 

and Flora Assessment – Assessments of 
Significance' 

• RPS Australia East Pty Ltd, 2013, 'Flora and 
Fauna Assessment for a proposed Rezoning and 
Subdivision' 

• Myall Coast Archaeological Services, 2012, 
'Aboriginal Heritage Due Diligence Assessment' 

• Better Transport Futures, Mark Waugh, 2013, 
'Access and Mobility Study' 

• HDB Town Planning and Design Pty Ltd, 2014, 
'Social and Economic Impact Assessment' 
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• WorleyParsons, 2013, 'Revised Water and 
Wastewater Preliminary Servicing Advice' 

• WorleyParsons, 2013, 'Revised Stormwater and 
Flooding Advice' 

• Coffey, 2005, 'Geotechnical Investigation' 
• Hunter Development Brokerage Pty Ltd, 2005, 

'Bushfire Threat Assessment' 
• Hunter Development Brokerage Pty Ltd, 2005, 

'Traffic and Access Assessment Report' 
• HDB Town Planning and Design Pty Ltd, August 

2016, 'Meat Chicken (Broiler) Farm Level 1 Odour 
Assessment, based from Technical Notes: 
Assessment and Management of Odour from 
Stationary Sources in NSW' 

 
BACKGROUND 
 
In May 2005, Council received a request to amend the Port Stephens Local 
Environmental Plan 2000 (NSW) at 290, 308 Tarean Road Karuah (the site). 
The request was to amend the zoning from 1(a) Rural Agriculture to 2(a) 
Residential. 
 
An initial review of the Port Stephens Council, 2007, Community Settlement 
and Infrastructure Strategy identified that the site had potential for urban 
development. The proposal at the time considered minimising environmental 
impacts with a focus of urban development on the northern parts of the site. 
Council resolved to support this rezoning request on the 18 December 2007. 
 
In April 2008, the then Department of Planning (former title) (the Department) 
did not support the proposal as the site was not identified in any strategic 
study and was considered inconsistent due the subject sites location within 
the NSW Department of Planning and Environment, 2006, Lower Hunter 
Regional Strategy Watagans to Stockton Green Corridor. 
 
Council adopted the Port Stephens Council, 2011, Karuah Growth Strategy on 
the 20 December 2011, which identifies the site as part of the second stage 
urban release area.  
 
The proponent revised and updated site investigations and subsequently 
lodged a new planning proposal on the 28 January 2014 for 290 Tarean 
Road. At Councils request this proposal was revised to include the northern 
portion of 308 Tarean Road to ensure connectivity with the existing residential 
to the east. This proposal requested an amendment of the zoning from RU2 
Rural Landscape to R2 Low Density Residential. The southern portion of 308 
Tarean Road was proposed to remain RU2 Rural Landscape. 
 
At its meeting on 12 August 2014, Council resolved to prepare the planning 
proposal and forward to the Department of Planning and Environment to seek 
a Gateway Determination. A Gateway Determination was received from the 
Department on the 18 September 2014 (ATTACHMENT 1). Part of the 
Gateway Determination required the southern portion of 308 Tarean Road, 
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PART 2 – Explanation of Provisions to be included in proposed LEP 
  
The objective of the proposal will be achieved by: 
 
• Amending the land zoning map relating to Lot 20 & Lot 21 DP 579653, 290 

& 308 Tarean Road Karuah. The proposal seeks to rezone the lots from 
RU2 Rural Landscape to part R2 Low Density Residential and part E2 
Environmental Conservation (Attachments 3 & 4); 
 

• Amending the lot size map relating to Lot 20 & Lot 21 DP 579653, 290 & 
308 Tarean Road Karuah. The proposal seeks to amend the lot size map 
to provide a minimum lot size of 500sq.m for all land proposed to be 
rezoned to R2 Low Density Residential and a lot size of 40ha for all land 
proposed to be rezoned to E2 Environmental Conservation (Attachments 
5 & 6); 

 
• Amending the height of building map relating to Lot 20 DP 579653 and 

part Lot 21 DP 579853, 290 Tarean Road and part 308 Tarean Road 
Karuah. The proposal seeks to amend the height of building map to 
provide a maximum height of 9m for all buildings on land proposed to be 
rezoned to R2 Low Density Residential (Attachments 7 & 8); and 

 
• Amending the Urban Release Area Map (URA_003) by adopting an Urban 

Release Area for all land proposed to be rezoned to R2 Low Density 
Residential (Attachments 9 & 10). 
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FIGURE 1 – AERIAL MAP 
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FIGURE 3 – STAGING IDENTIFICATION (INSERT FROM KARUAH GROWTH STRATEGY 2011)
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PART 3 – Justification for the Planning Proposal  
 
SECTION A – Need for the Planning Proposal  
 
1. Is the planning proposal a result of any strategic study or report? 
The subject lands are identified in the Port Stephens Council, 2011, Karuah 
Growth Strategy. The purpose of the Strategy is to provide strategic level 
guidance for the future development of Karuah. The Strategy identifies the 
subject lands sited on the road frontage and within the Potential Second 
Stage Urban Release Area. Lands within the Potential Second Stage Urban 
Release Area have been identified as suitable for residential development as 
part of the Strategy.  
The subject land to the south is identified in the Strategy as a primary 
biodiversity corridor; the proposed rezoning is consistent as it seeks to provide 
an environmental protection zone over an identified biodiversity corridor.    
 
2. Is the planning proposal the best means of achieving the objectives 

or intended outcomes, or is there a better way? 
The proposal can only be achieved through an amendment to the Port 
Stephens Local Environmental Plan 2013. 
 
SECTION B – Relationship to Strategic Planning Framework  
 
3. Is the planning proposal consistent with the objectives and actions 
contained within the applicable regional or sub-regional strategy? 
 
Hunter Regional Plan 
Department of Planning and Environment, 2016, Hunter Regional Plan 
outlines the vision, goals and actions for sustainable growth in the Hunter 
region between now and 2036. The Planning Proposal is considered 
consistent and relevant with the following goals, directions and actions: 
 
Goal 2: Protect and connect natural areas  
Action 14.4: Protect biodiversity by maintaining and, where possible, 
enhancing the existing protection of high environmental value areas; 
implementing appropriate measures to conserve validated high environmental 
value areas; developing local strategies to avoid and minimise the impacts of 
development on areas of high environmental value and biodiversity corridors; 
and identifying offsets or other mitigation measures for unavoidable impacts. 
The proposal seeks to protect biodiversity by maintaining and conserving 
habitat connectivity and local habitat corridors. Part of the Planning Proposal 
area is identified as high environmental value because it is identified in the 
Watagans to Stockton link. 
 
Goal 4: Greater housing choice and jobs  
Direction 21 Create a compact settlement 
Action 21.2 focuses development in locations with established services and 
infrastructure including sites identified in an endorsed local strategy. 
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The proposal is identified as suitable for development with the Port Stephens, 
2011, Karuah Growth Strategy therefore consistent with Action 21.2. The 
Planning Proposal makes efficient use of existing infrastructure networks and 
capacity by seeking to develop adjacent to the existing urban footprint. It will 
support increased use of existing local facilities and will help services remain 
viable. 
 
4. Is the planning proposal consistent with the local Council's 
Community Strategic Plan, or other local strategic plan? 
 
Council’s Community Strategic Plan  
The relevant direction in the Port Stephens Integrated Planning Framework is 
Direction: 3.3.1.9 Review and prepare statutory plans (Local Environmental 
Plan and planning proposals). 
 
Port Stephens Planning Strategy 2011-2036 
The proposal is consistent with the Port Stephens Council, 2011, Planning 
Strategy. The Strategy states there is considerable potential in expanding 
residential development at Karuah and that the Karuah Growth Strategy will 
direct development. The Planning Strategy identifies future growth areas and 
part of the site is identified as "potential future residential development".   
  
Karuah Growth Strategy 2011 
The Port Stephens Council, 2011, Karuah Growth Strategy identifies land 
adjacent to the Karuah town centre and south of Tarean Road as suitable for 
development. The Strategy identifies three stages for land release. The 
subject site is identified as a "Potential Second Stage Urban Release Area".  
 
Stage One of the Urban Release Area has completed the rezoning process 
and includes the Port Stephens Local Environmental Plan, 2013, Amendment 
5 (NSW), which was gazetted on the 27 June 2014. The Strategy states the 
staging should be done to respond to market demand. The planning proposal 
is considered consistent with the aims of this Strategy (see p. 8). 
 
The Strategy also identifies part of the site as within the Lower Hunter 
Regional Strategy Watagans to Stockton Green Corridor as a "Primary 
Biodiversity Corridor". The Planning Proposal is considered consistent with 
this corridor as it proposes to enable an environmental protection zone (part 
E2 Environmental Conservation).      
 
5. Is the planning proposal consistent with applicable state 
environmental planning policies? 
 
An assessment of relevant State Environmental Planning Policies against the 
Planning Proposal is provided in the table below. 
 
Table 1: Relevant State Environmental Planning Policies  
SEPP  Relevance Consistency and Implications 
SEPP 44 – 
Koala 
Habitat 
Protection 

Provides 
consideration 
to the 
protection of 

Consistent. 
Under the Koala Habitat Planning Map (2007) 
the subject sites are identified as "Mainly 
Cleared" with "Marginal Koala Habitat" 
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 koalas.  occurring within the southern and western 
boundaries. 
 
A revised Flora and Fauna Assessment was 
carried out in February 2013 by RPS 
Australia for 290 Tarean Road (Lot 20 DP 
579653). The assessment showed the site 
contains preferred feed trees, however 
investigations have been undertaken and 
given the disturbed nature of the site it would 
be possible for future development to meet 
the Comprehensive Koala Plan of 
Management provided that the layout 
(including roads, open space and building 
envelopes) considers the existing trees. 
Further investigations to be conducted at 
development application stage. 
 
A subsequent Flora and Fauna Assessment 
was carried out in July 2015 by Joy Hafey 
Environmental Consultants for 308 Tarean 
Road (Lot 21 DP 579653). The report made 
an assessment against SEPP44, however 
does not mention the Port Stephens Council, 
2002, Comprehensive Koala Plan of 
Management. The report concluded the 
rezoning of the northern section from RU2 
Rural Landscape to R2 Low Density 
Residential would not impact significantly on 
the site as the northern portion is considered 
substantially ecologically degraded with low 
conservation value. The assessment 
proposes a range of mitigation and protective 
measures outlined in Section C of this report.   

SEPP 55 – 
Remediation 
of 
Land 
 

Provides 
consideration 
to the 
suitability 
based on 
contamination. 

Consistent. 
A preliminary Contamination Assessment 
(December 2014) has been undertaken as 
per clause 6 of SEPP55 for both Lot 20 and 
Lot 21 DP 579653. The preliminary 
Contamination Assessment concludes that 
the site is rendered suitable, from a 
contamination point of view, for future 
residential development. The assessment 
lists recommendations that need to be 
satisfied and implemented during the 
development application stage and 
construction phase. These recommendations 
are outlined in Section C. 

SEPP 71 – 
Coastal 
Protection  

Provides 
consideration 
to 
development 

Consistent. 
The proposal does not have a frontage to 
coastal foreshore land, nor does it contain 
existing access or potential access to coastal 
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farm on 312 Tarean Road which is currently 
not operating and a timber business, 
currently operating, on 312 Tarean Road. As 
such, the Department of Primary Industries 
proposed the lot layout should consider 
boundary interactions alongside Lot 21 DP 
579653 to avoid land use conflicts.  
 
The Department suggested the best means 
of mitigation can be from screening and 
setbacks such as boundary separation and 
landscaping for conflict avoidance. These 
issues can be addressed at development 
application stage, prior to residential 
development occurring. It is acknowledged 
that compliance will be required for the 
relevant controls within the Port Stephens 
Development Control Plan (such as 
appropriate agricultural buffers). 
 
The Department of Primary Industries also 
referenced the Department of Environment 
and Conservation NSW, 2006, Assessment 
and management of odour from stationary 
sources in NSW to determine odour buffers 
for poultry; however, these setbacks are for 
operational industries. Nonetheless a Level 1 
Odour Assessment was conducted on the 
site derived from the EPA Odour Calculator 
as discussed in the Department of 
Environment and Conservation NSW, 2006, 
Assessment and management of odour from 
stationary sources in NSW. The assessment 
made assumptions based on the size of the 
shed and demonstrate that the proposed 
development will not be impacted on by the 
existing sheds. The assessment concluded 
the required separation distance between the 
shed and would be 212.8sq.m (see 
assessment calculator under additional 
information: post-gateway studies). Based on 
this calculation there is no impact on the 
proposed residential component of the 
planning proposal. 
 
Surrounding landowners were contacted 
during the public exhibition stage of the 
planning proposal. One submission was 
received and is addressed in Part 5 of this 
report. 
 
The additional information and consultation 
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of coal, other 
minerals, petroleum 
and extractive 
materials. 

consulted and raised no issues with 
the proposal (see Section D). The 
proposals inconsistency is 
considered of minor significance. 

1.5 Rural Lands  This Direction 
applies when the 
proposal will affect 
land within an 
existing rural zone. 

Consistent.  
As per Clause 6, the planning 
proposal may be inconsistent if 
satisfied by an officer of the 
Department nominated by the 
Director-General. The Department 
of Primary Industries reviewed the 
planning proposal (February 2015) 
and has not objected to the 
proposal. The Department of 
Planning and Environment 
determined (25 October 2016) the 
inconsistency as of minor 
significance. 
 
This inconsistency is justified as the 
planning proposal is considered of 
minor significance as the land is 
currently underutilised for 
agricultural uses and has been 
identified within the Port Stephens, 
2011, Karuah Growth Strategy as 
being suitable for residential 
purposes. 
 
Department of Primary Industries 
(Agriculture) reviewed the planning 
proposal (February 2015) and did 
not object to the proposal. The 
Department noted a turkey farm on 
312 Tarean Road which is currently 
not operating and a timber 
business, currently operating, on 
312 Tarean Road. As such, the 
Department of Primary Industries 
proposed the lot layout should 
consider boundary interactions 
alongside Lot 21 DP 579653 to 
avoid land use conflicts.  
 
The Department suggested the 
best means of mitigation can be 
from screening and setbacks such 
as boundary separation and 
landscaping for conflict avoidance. 
These issues can be addressed at 
development application stage, 
prior to residential development 
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occurring. It is acknowledged that 
compliance will be required for the 
relevant controls within the Port 
Stephens Development Control 
Plan (such as appropriate 
agricultural buffers). 
 
The Department of Primary 
Industries also referenced the 
Department of Environment and 
Conservation NSW, 2006, 
Assessment and management of 
odour from stationary sources in 
NSW to determine odour buffers for 
poultry; however, these setbacks 
are for operational industries. 
Nonetheless a Level 1 Odour 
Assessment was conducted on the 
site derived from the EPA Odour 
Calculator as discussed in the 
Department of Environment and 
Conservation NSW, 2006, 
Assessment and management of 
odour from stationary sources in 
NSW. The assessment made 
assumptions based on the size of 
the shed and demonstrate that the 
proposed development will not be 
impacted on by the existing sheds. 
The assessment concluded the 
required separation distance 
between the shed and would be 
212.8sq.m (see assessment 
calculator under additional 
information: post-gateway studies). 
Based on this calculation there is 
no impact on the proposed 
residential component of the 
planning proposal. 
 
Surrounding landowners were 
contacted during the public 
exhibition stage of the planning 
proposal. One submission was 
received and is addressed in Part 5 
of this report. 

2. ENVIRONMENT AND HERITAGE  
2.1  
Environmental 
Protection 
Zones 

This direction 
applies when a 
relevant planning 
authority prepares a 
planning proposal.  

Consistent. 
The proposal includes provisions 
that facilitate the protection of 
environmentally sensitive areas. 
The proposal seeks to rezone part 
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 of the subject site as E2 
Environmental Conservation to 
reflect its green corridor status.   
 
Flora and Fauna assessments 
have been undertaken on Lot 20 
DP 579653 and on Lot 21 DP 
579653. No threatened flora or 
fauna was identified on the land 
proposed for residential purposes. 
The assessments both state due to 
presence of cleared rural land, the 
site does not provide linkages or 
corridors between proximate areas 
of habitat.  
 
Recommendations from both of 
these reports are outlined in 
Section C. The recommendations 
and further assessment can be 
undertaken and implemented at the 
development application stage. 

2.2 Coastal 
Protection 

This Direction 
applies when the 
proposal will affect 
land within the 
coastal zone, as 
defined in the 
Coastal Protection 
Act 1979.   
 
 

Consistent.  
The proposal is consistent with this 
direction and principles in the NSW 
Coastal Policy. In addition, further 
justification is provided by way of 
the proposals accordance with the 
Port Stephens Council, 2011, 
Karuah Growth Strategy, which 
gives consideration to the objective 
of this direction. 

2.3 Heritage  
Conservation 
 

This direction 
applies when a 
relevant planning 
authority prepares a 
planning proposal.  

Consistent.  
An Aboriginal Archaeological 
assessment was undertaken for Lot 
20 DP 579653. The assessment 
identified 3 Aboriginal objects; 2 
isolated artefacts and a potential 
scarred tree.  
 
Consultation was undertaken with 
the Worimi Local Aboriginal Land 
Council, the Karuah Local 
Aboriginal Land Council and the 
Office of Environment and 
Heritage.  
 
Worimi Local Aboriginal Land 
Council confirmed strong 
willingness to ensure that these 
identified actions within Section 9 of 
this report are adhered to and items 
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remain undisturbed. 
 
Office of Environment and Heritage 
has no objections to the proposed 
rezoning proceeding with respect to 
Aboriginal cultural heritage.  
  
Further investigations and an 
Aboriginal Heritage Impact Permit 
will need to be sought at the 
development application stage 
which should include the 
involvement of the Local Aboriginal 
Land Councils. 

3. HOUSING, INFRASTRUCTURE AND URBAN DEVELOPMENT   
3.1 Residential 

Zones 
 

This Direction 
applies as the part 
of the land is 
proposed 
residential. 

Consistent.  
The planning proposal is consistent 
with 3.1 Residential zones as it will 
make more efficient use of existing 
infrastructure and services and 
broaden the choice of locations 
available in the housing market.  
 
Further justification is also provided 
by way of the proposal’s 
accordance with the Port Stephens 
Council, 2011, Karuah Growth 
Strategy, which gives consideration 
to the objective of this direction. 

4. HAZARD AND RISK  
4.4 Planning for 

Bushfire 
Protection 

 

This Direction 
applies as the land 
is identified as 
bushfire prone. 

Consistent.   
A bushfire assessment was 
undertaken for Lot 20 DP 579653, 
the recommendation of which was 
the subject site could 
accommodate buildings on site 
once active safe guards were 
adopted in accordance with 
AS3959-1999.  
 
NSW Rural Fire Service raised 
some concerns, however were 
satisfied the proposed rezoning is 
capable of meeting the 
requirements of this direction. NSW 
Rural Fire Service expects further 
investigations and detail be given at 
the development application stage 
to demonstrate compliance (see 
Section D). 
 



 19 

To satisfy the comments raised in 
the Rural Fire Service submission 
an additional addendum was 
submitted in August 2016 which 
provided an update on the bushfire 
assessment for Lot 20 DP 579653 
and part of Lot 21 DP 579653 the 
supporting addendum shows the 
development is capable of 
accommodating the required APZ 
and capable of providing a 
secondary point of access. 

5. REGIONAL PLANNING   
5.1 
Implementation  
of Regional 
 Strategies 
 

This direction 
applies when a 
relevant planning 
authority prepares a 
planning proposal. 

Consistent.   
The proposal is consistent with the 
objectives contained within the 
Department of Planning and 
Environment, 2016, Hunter 
Regional Plan.  

 
SECTION C – Environmental, Social and Economic Impact 
 
7. Is there any likelihood that critical habitat or threatened species, 
populations or ecological communities, or their habitats, will be 
adversely affected as a result of the proposal? 
 
Flora and Fauna assessments have been undertaken on the proposed 
residential portion of Lot 20 DP 579653, the most recent being dated February 
2013 (RPS Australia), and Lot 21 DP 579653 (July 2015, Joy Hafey 
Environmental Consultants). Both reports identified no threatened flora or 
fauna on the site proposed to be rezoned for residential purposes. Due to 
presence of cleared rural land, the areas do not provide linkages or corridors 
between proximate areas of habitat and is considered substantially 
ecologically degraded with low conservation values.  
 
The southern side of the subject sites (part 308 Tarean Road) is proposed to 
be rezoned to an environmental protection zone to protect the native 
vegetation of high conservation value. This is consistent with the Port 
Stephens Council, 2011, Karuah Growth Strategy and Office of Environment 
and Heritage, 2009, Lower Hunter Regional Conservation Plan as this 
southern site is identified a primary biodiversity corridor.  
 
Under the Koala Habitat Planning Map (2007) the subject sites are identified 
as "Mainly Cleared" with "Marginal Koala Habitat" occurring within the 
southern and western boundaries. The Flora and Fauna assessment 
undertaken assessed Lot 20 DP 579653 against the Port Stephens 
Comprehensive Koala Plan of Management. The Flora and Fauna Report for 
Lot 21 DP 579653 makes an assessment against SEPP44, however does not 
mention the Port Stephens Council, 2002, Comprehensive Koala Plan of 
Management. Natural Resources reviewed the Flora and Fauna Report for Lot 
21 DP 579653 and were satisfied with the planning proposals overall 
outcome. This advice was based on the Office of Environment and Heritage's 
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submission (detailed in Section D of this report) and the fact that the majority 
of Lot 21 DP 579653 will be protected by an environmental zone.  
 
Overall, given the disturbed nature of the site it would be possible for future 
development to meet the Comprehensive Koala Plan of Management 
provided that the layout including roads, open space and building envelopes 
consider the existing trees on site. 
 
Recommendations were made within both Flora and Fauna assessments to 
enhance ecological attributes of the site, it was encourage that these be 
considered during the development design phase. These were outlined as: 
 
• Adequate controls to protect creek line and vegetation outside of the 

development footprint including fencing, sediment control devices and oil 
traps during construction and operational phases of the development; 

• Adequate measures should be taken to discourage the dumping of rubbish 
on site to prevent degradation to the creek line; 

• Native trees should be retained on site where possible; 
• Landscaping of this site should aim to utilise locally occurring 

flowering/fruiting native shrubs that would provide potential foraging 
resources for threatened species and other protected native species. 
Tree planting should consider the use of preferred koala food trees, such 
as Eucalyptus tereticornis (Forest Red Gum), Eucalyptus parramattensis 
(Parramatta Red Gum) and Eucalyptus robusta (Swamp Mahogany); 

• Removal of noxious weeds and environmental weeds with the 
rehabilitation and regeneration of vegetation in the environmental 
protection zone. 

 
The above recommendations and further assessment can be undertaken and 
implemented at the development application stage. 
 
8. Are there any other likely environmental effects as a result of the 
planning proposal and how are they proposed to be managed? 
 
The Aboriginal Heritage Assessment was conducted on Lot 20 DP 579653 
and identified two isolated artefacts and a scarred tree on the subject sites, 
the isolated artefacts being two Stone Flakes. The investigation identified the 
need to protect the items via buffer zones in the development of the 
subdivision layout. The Aboriginal Due Diligence Assessment recommends 
the lot layout be amended to ensure all identified objects are not harmed and 
to advise all of a person's obligations under the National Parks and Wildlife 
Act 1974. The concept layout plan in its current form will likely disturb a stone 
flake artefact as a result of the road access construction. If this is the case, 
appropriate permits will need to be obtained before any development 
assessment investigation.  
 
Consultation was undertaken with the Worimi Local Aboriginal Land Council 
and the Karuah Local Aboriginal Land Council. Worimi Local Aboriginal Land 
Council confirmed strong willingness to ensure that recommendations made 
within the Aboriginal Due Diligence Assessment are adhered to and items 
remain undisturbed. 
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Office of Environment and Heritage had no objections to the proposed 
rezoning proceeding with respect to Aboriginal cultural heritage but requested 
an Aboriginal Heritage Impact Permit be sought by the proponent at the 
development application stage which should include the involvement of the 
Local Aboriginal Land Councils. 
 
The NSW Rural Fire Service identified some issues but was satisfied these 
can be addressed in further detail at the development application stage. The 
proposed rezoning is capable of meeting the requirements of the Section 117 
Ministerial Directions. The additional information includes the treatment of the 
creek line and proposed water sensitive urban design, the proposed planting 
densities, types and maintenance program for the water sensitive urban 
design area.  
 
An additional addendum was submitted in August 2016 to satisfy some of the 
issues raised in the Rural Fire Service submission. The addendum was an 
update on the bushfire assessment for Lot 20 DP 579653 and part of Lot 21 
DP 579653. The supporting addendum shows the development is capable of 
accommodating the required APZ and capable of providing a secondary point 
of access. 
 
Contamination 
A preliminary Contamination Assessment (2014) was undertaken on both 
sites that lists the following recommendations: 
 
• The site should be kept secure to minimise the potential for illegal 

dumping. This is currently the case and will remain secure. 
• A Phase 2 Contamination Assessment, including sampling and laboratory 

analysis, is carried out to quantify the risks posed by the complete and 
potentially complete exposure pathways. This will be completed during the 
development application stage.  

• An Environmental Management Plan is implemented during construction of 
the building envelopes in order to manage on site fill and to account for 
unexpected finds. 

 
The report states there is a low risk for contaminated soil and surface water to 
be present in the southern portion of the site and the report concludes no 
further investigations are required across this area of the site at this stage. 
 
9. Has the planning proposal adequately addressed any social and 
economic effects? 
 
Yes, the proposals could result in an addition of up to 155 lots. The 
preliminary concept plan shows approximately 72 lots. 
 
The social impacts of the proposal include a potential increase in the supply of 
housing and possible community reaction to the rezoning. One submission 
was received during the public exhibition process which is outlined in Part 5 of 
this report. 
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A revised transport access and mobility report was provided in August 2016 to 
update based on new data available, an updated development footprint and 
combined the previous supporting studies (such as the traffic assessment and 
access and mobility study). The report concluded the traffic and parking 
arrangements for the proposal are satisfactory. The report recommended the 
following: 
• Vehicular access to the site is proposed direct from the Old Pacific 

Highway via a single intersection that will replace the current driveway that 
serves the subject development site. Access to the land will be available 
via a single Give Way controlled intersection on the Old Pacific Highway; 

• It is recommended that the 60 km/h urban speed limit be extended south 
beyond the subject site’s proposed access intersection to reflect the 
amended urban boundary of the town of Karuah; 

• Require connectivity to the town centre via suitable pedestrian and cycling 
links; 

• An off road link between the subject site and George Street should be 
considered to provide an alternative route for cyclists and pedestrians to 
centre of Karuah to the east of the site; 

• Suitable bus infrastructure will be provided to meet the needs of school 
students and will be reviewed as part of the detailed design stage subject 
to actual growth and demand for services in the village.  

 
These recommendations should be addressed in any subsequent 
development application. Additionally, it is recommended access to individual 
lots via internal roads and further investigation for a future pedestrian and 
cycleway link directly to the east into the adjoining residential subdivision be 
considered as part of the development application process. 
 
The economic effects are: 
• Potential employment creation associated with the construction and 

ongoing occupation of any dwelling on the site. 
• Additional land supply may increase market competition. 
• New residents would likely lead to an increase in demand for local goods 

and services. This would be a positive for local businesses.  
 
Great Lakes Council was consulted as Karuah is split between Port Stephens 
Council and Great Lakes Council. Great Lakes Council raised no matters of 
concern or objection to the planning proposal.  

 
SECTION D – State and Commonwealth interests 
 
10. Is there adequate public infrastructure for the planning proposal? 
 
The Karuah Growth Strategy states Karuah currently has adequate 
infrastructure for housing delivery in the short to medium term.  
 
Ausgrid has been consulted as both subject lots have an Ausgrid overhead 
power line. Ausgrid advised that the easements protecting this asset should 
be retained and that in the event of any future development on the newly 
created subdivision, that no structure be erected within the easement without 



 23 

the prior approval of Ausgrid. All rights associated with that easement would 
also be required to be retained in its notation of the title of the new lots. 
 
A Water and Wastewater Assessment concluded that there is sufficient 
capacity within Port Stephens Water Supply System to meet the proposed 
additional demand of 72 lots. The wastewater assessment concluded site is 
located in the Karuah 5 WWPS catchment area an upgrade is required to 
meet the entire wastewater flows from the proposed development. The 
Karuah 5 WWPS currently has some spare capacity to cater for approximately 
55 lots of the 71 proposed. The assessment concludes a developer-funded 
wastewater servicing strategy will be required to determine the level of 
upgrades required for Karuah 5 WWPS. 
 
Hunter Water was consulted and advised that there is currently sufficient 
capacity available in the water network to serve the proposed development, 
however, capacity availability and system performance varies over time. A 
detailed analysis will be undertaken upon lodgement of an application for a 
Notice of Formal Requirements.  
 
Hunter Water was also consulted on the sewer network and advised there is 
some spare capacity to cater for approximately 55 lots of the 71 proposed. An 
upgrade will be required to connect the balance of the lots.  A developer-
funded servicing strategy will be required to determine the upgrades 
necessary to Karuah 5 WWPS to service the additional lots. 
 
A Preliminary Stormwater Assessment concluded that stormwater 
infrastructure will be required on both sides of the drainage channel. This will 
include a collocated bio-retention and detention basin on both sides of the 
channel servicing the northern and southern developed catchments that 
discharge into the drainage channel. The configuration and viability of this 
strategy is subject to finished surface levels and detailed design. The 
stormwater assessment provides an indication of the stormwater management 
requirements for the site and proposes further details and design at the 
development application stage. 
 
Flooding and Drainage 
Council's IFM map shows that a natural valley (creek) runs through the site 
and identifies the valley as a flood prone land for further investigation. 
Council's Flooding and Drainage team has no objections to the planning 
proposal, however the following information be addressed in any subsequent 
development application: 
• Flood levels and extend of the flooding for various frequencies of storm 

events including PMF; 
• A 2-D hydraulic modelling is necessary to determine the hydraulic 

categories and extend of the flooding; 
• Detailed hydrological and hydraulic analysis of external and internal 

catchment contribute runoff through this development area is required for 
pre and post development conditions; 

• Altering the creek or valley with manmade channel may require easement 
through downstream properties. At present, there is no legal discharge 
point to discharge the developed and concentrated stormwater onto 
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downstream property/ies. Therefore, an appropriate easement is required 
through the downstream property to discharge the developed stormwater. 
Alternatively, predevelopment conditions of the natural valley area could 
be maintained and the stormwater discharge point/s for the development 
could be located within the proposed land for rezoning. 

Connectivity to the adjacent existing subdivision can be achieved to 
encourage the walkability of future residential development. The proposed 
future development will be able to connect to existing public transport via 
provision of bus shelters or the like. The proposed future development will be 
able to implement pedestrian and cycling links to facilitate connectivity to the 
Karuah Town Centre in accordance with the recommendations of the 
Transport Access and Mobility Report (and previous supporting studies) 
completed for the sites. 
 
11. What are the views of the State and Commonwealth public 
authorities consulted in accordance with the gateway determination? 
 
The following is an overview of the consultation that has been undertaken, in 
February 2015, in accordance with the Gateway Determination: 
 
Public Authority Summary of Advice Received 
Hunter Water Hunter Water originally provided advice on the 5 March 

2015 based on the development estimate of an additional 
33 lots. 
 
Because of the inconsistency between the additional 
information submitted on the proposed additional lots; a 
request was sent to Hunter Water to provide advice based 
on the development estimate of an additional 71 lots on 
the site. Advice was received on the 29 August 2016 
which is summarised below. 
 
Water Supply 
The site of the proposed subdivision is located in the Port 
Stephens Water Supply System, and is supplied from the 
Karuah 2 Reservoir. The property has frontage to a 
DN150 AC water main along Tarean Road.  
There is currently sufficient capacity available in the water 
network to serve the proposed development, however, 
capacity availability and system performance varies over 
time. A detailed analysis will be undertaken upon 
lodgement of an application for a Notice of Formal 
Requirements. 
 
Wastewater Transportation 
The site of the proposed subdivision is located in the 
Karuah 5 Wastewater Pumping Station WWPS catchment 
area, which pumps into the Karuah 1 WWPS and is within 
the Karuah Wastewater Treatment Works (WWTW) 
catchment. The nearest sewer connection point to service 
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this development is Manhole H94016, located adjacent to 
Karuah 5 WWPS. It appears that flows from the 
development may gravitate to this point; this should be 
confirmed by a field survey. 
The sewer network has some spare capacity to cater for 
approximately 55 lots of the 71 proposed in this 
application. An upgrade will be required to connect the 
balance of the lots.  A developer-funded servicing strategy 
will be required to determine the upgrades necessary to 
Karuah 5 WWPS to service the additional lots. 
 
Water supply and wastewater transportation will only be 
confirmed upon submission of an application with Hunter 
Water to determine the formal requirements that shall 
apply. 

Office of 
Environment and 
Heritage (OEH)  

An Aboriginal Heritage Impact Permit was requested 
which should include full consultation with the Aboriginal 
community prior to works occurring. This can be 
conducted during the development application stage. 
 
The original advice from OEH on the 6 of March 2015 
requested an addendum to the flora and fauna report to 
include an assessment of Lot 21 proposed to be rezoned 
R2 Low Density Residential and suggested an in 
perpetuity conservation outcome by committing to 
BioBanking for the proposed E2 zoning within Lot 21 DP 
579653 to align with the intent of the Lower Hunter 
Regional Strategy Green Corridor and the goals of the 
Lower Hunter Regional Conservation Plan. 
 
Subsequently, a Flora and Fauna Assessment was carried 
out in July 2015 by Joy Hafey Environmental Consultants 
for 308 Tarean Road (Lot 21 DP 5796530). OEH reviewed 
this addendum on the 21 September 2015 and considered 
it to be satisfactory for the purposes of a planning 
proposal. 
 
Overall OEH has no objections to the proposed rezoning 
proceeding. 

Department of 
Primary 
Industries 

Department of Primary Industries (Agriculture) reviewed 
the planning proposal (February 2015) and did not object 
to the proposal. The Department noted a turkey farm on 
314 Tarean Road which is currently not operating and a 
timber business, currently operating, on 312 Tarean Road. 
As such, the Department of Primary Industries proposed 
the lot layout should consider boundary interactions 
alongside Lot 21 DP 579653 to avoid land use conflicts.  
 
The Department suggested the best means of mitigation 
can be from screening and setbacks such as boundary 
separation and landscaping for conflict avoidance. These 
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issues can be addressed at development application 
stage, prior to residential development occurring. It is 
acknowledged that compliance will be required for the 
relevant controls within the Port Stephens Development 
Control Plan (such as appropriate agricultural buffers). 
 
The Department of Primary Industries also referenced the 
Department of Environment and Conservation NSW, 
2006, Assessment and management of odour from 
stationary sources in NSW to determine odour buffers for 
poultry; however, these setbacks are for operational 
industries. Nonetheless a Level 1 Odour Assessment was 
conducted on the site derived from the EPA Odour 
Calculator as discussed in the Department of Environment 
and Conservation NSW, 2006, Assessment and 
management of odour from stationary sources in NSW. 
The assessment made assumptions based on the size of 
the shed and demonstrate that the proposed development 
will not be impacted on by the existing sheds. The 
assessment concluded the required separation distance 
between the shed and would be 212.8sq.m (see 
assessment calculator under additional information: post-
gateway studies). Based on this calculation there is no 
impact on the proposed residential component of the 
planning proposal. 
 
Consideration should be given to the design of the houses 
and boundary interactions with adjoining properties and 
businesses. It should include noise and odour 
considerations. Screening, setbacks, separation and 
landscaping may be required to mitigate and avoid 
landuse conflicts. This should occur before development 
occurs. 

Trade & 
Investment 
(Resources & 
Energy Division) 

No issues with the proposal. It was noted Petroleum 
Exploration License (PEL) 2 held by Dart Energy (Apollo) 
Pty Ltd exists over a broad regional area including the 
subject site. 

Worimi Local 
Aboriginal Land 
Council 

Strongly requests an invitation to participate in all future 
site assessments, investigations and reports relating to 
(but not limited to) the Heritage listed items within the 
proposal at both sections 7 and 9. The Land Council 
requested the identified items to remain undisturbed 
(provided with a buffer zone) or otherwise negatively 
impacted (e.g. stone flakes are relocated and housed 
securely (subsurface) within the site). The scar tree is to 
remain undisturbed in its entirety.   

Karuah Local 
Aboriginal Land 
Council 

Requested further information regarding stormwater runoff 
from the site and the proposal be withheld until further 
advice was given. The Land Council was informed the 
Stormwater and Flooding Assessment includes 
stormwater quality controls to ensure that the water quality 
leaving the site meets the guidelines set by Port Stephens 
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Council for residential development and that the 
development is unlikely to impact on downstream 
receiving waters.  
 
Council's Flooding and Drainage Officer is satisfied the 
drainage information supplied is sufficient to use for 
rezoning as it demonstrates a solution can be achieved on 
the site and can be satisfied at development application 
stage.  
 
It is considered the additional advice given to the Karuah 
Local Aboriginal Land Council satisfactory addressed the 
concerns raised. No further issues were raised. Further 
consultation will be conducted at development application 
stage. 

Great Lakes 
Council 

No matters of concern and therefore have no objection. 

NSW Rural Fire 
Service 

Identified some issues, but were satisfied these issues 
can be addressed in further detail at the development 
application stage. The proposed rezoning is capable of 
meeting the requirements of the 117 Ministerial Directions.  
 
Additional information will be required at development 
application stage which includes: 
• Further information in relation to the treatment of the 

creek line and proposed water sensitive urban design. 
If the creek line is proposed to be a vegetated riparian 
zone it may provide a sufficient future hazard for there 
to be consideration of Asset Protection Zone 
requirements. The proposed planting densities, types 
and maintenance programme for the water sensitive 
urban design area could pose a hazard typical of a 
grassland or freshwater wetland. 

• Further information to demonstrate the subdivision 
satisfies the Rural Fires Act 1997 and the Rural Fires 
Regulation 2013. 

• Further information to demonstrate a secondary point 
of access for the site. 

 
An updated bushfire assessment was submitted in August 
2016 to satisfy some of the issues raised in the Rural Fire 
Service submission. The addendum was an update on the 
bushfire assessment for Lot 20 DP 579653 and part of Lot 
21 DP 579653. The supporting addendum shows the 
development is capable of accommodating the required 
APZ and capable of providing a secondary point of 
access. 

Ausgrid Both affected lots are traversed by 132kV overhead power 
lines. Easements protect the asset and should be retained 
after any rezoning and any future development. No 
structure can be erected within the easement with prior 
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approval of Ausgrid.  
All rights associated with that easement would also be 
required to be retained in its notation of the title of the new 
lots. 
Ausgrid has no objection, provided easement terms and 
conditions are respected and noted on title for the newly 
created lots. Further consideration of this will be given at 
development application stage. 

Office of Water 
 

Was consulted in relation to the waterbody, which 
determined the waterbody as a dam, downstream end of 
the drainage feature. The planning proposal proposes a 
drainage line and if the dam was to be retained it would be 
for stormwater management purposes, however the exact 
detail of flooding and drainage would need to be 
addressed at the development application stage, including 
hydrological and hydraulic modelling and MUSIC water 
quality modelling of the proposal.  
 
If the dam is to be retained for stormwater management 
purposes, it may fit the definition of an Excluded Work 
pursuant to Schedule 1 of the Water Management 
(General) Regulation 2011; therefore a Water Access 
License will not be required. 

 
Part 4 – Mapping 
The relevant mapping is listed under Part 2 – Explanation of the Provisions 
and included under Attachments.  
 
Part 5 – Community Consultation 
The planning proposal was exhibited from Thursday, 8 October to Thursday, 5 
November 2015 (28 days) during normal business hours at the following 
locations: 
• Council's Administration Building, 116 Adelaide St, Raymond Terrace 
• Karuah Post Office, 404 Tarean Road, Karuah 
• Port Stephens Council Website <www.portstephens.nsw.gov.au> 
 
One submission was received during the exhibition period. The key concerns 
and responses to these comments are summarised below: 
 
Comments Planning Response 
The planning proposal proposes a 
pedestrian and cycle link to facilitate 
connectivity to the existing residential 
land on the eastern side of the site. 
This would mean accessing through a 
private carriageway. The proponent 
does not have a right of access over 
this carriageway to implement this 
connection.  

Part of the original intention of the 
planning proposal was the creation of 
a connection to the existing 
residential area to the east. 
Acknowledge the concern raised in 
the submission, however it is not 
considered critical to the planning 
proposal given pedestrian 
connectivity can be provided by an 
extension to the existing pathway on 
Tarean Road. The connection point 
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can be provided in the future if 
circumstances change. 
 
A connection from the proposed 
development to the town centre 
through the provision of pedestrian 
and cycling links is recommended 
and discussed in Section C of this 
report. It is proposed that these 
issues will be addressed at the 
development application stage.  

Site information states errors on what 
is currently sited on Lot 21 DP 
579653.   

The planning proposal (post-
exhibition version) has been 
amended to correct these errors. This 
has no implications to the proposal.  

Concerns regarding fencing. 
Requests clarification on who has 
responsibility to construct the fence 
around the site boundaries.  

This is outside the scope of the 
planning proposal. Typically Council 
requires new development to provide 
fencing. This will be considered and 
satisfied at the development 
application stage. 

The land proposed to be rezoned E2 
Environmental Conservation also is 
proposed to have a minimum lot size 
of 40Ha. This is contrary to the actual 
total size of the lot being 30.4Ha. 

Under the Port Stephens Local 
Environmental Plan 2013 the E2 
Environmental Conservation Zone 
has a minimum lot size of 40ha. The 
minimum lot size map ensures the 
size of any lot resulting from 
subdivision of land is no less than 
40Ha. Whilst no subdivision 
entitlement will be created as a result 
of the minimum lot size, this ensures 
the lot is consistent with the E2 
Environmental Conservation Zone 
objectives by preventing 
fragmentation of the land.     

 
Part 6 – Project Timeline 
Pending Council's resolution to exercise its delegation and make the Plan the 
proposal will be forwarded to the Parliamentary Counsel to make the plan. 
 
The proposal is following this timetable: 
 Task Description Timeline 
1. Council Report August 2014 
2. Gateway Determination September 2014 
3. Completion of required technical information September 2015 
4. Public authorities consultation September 2015 
5. Community consultation period October – November 2015 
6. Consideration of submissions and finalise 

the draft plan 
August 2016 
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7. Report back to Council  December 2016  
8. Submission to Parliamentary Counsel with 

request to make the plan. 
February 2017 

 
Attachments 
The following attachments are supplementary to this planning proposal: 
 
ATTACHMENT 1: Gateway Determination, Delegation & Extensions 
ATTACHMENT 2: Public Authority Responses 
ATTACHMENT 3: Existing Land Zoning Map 
ATTACHMENT 4: Proposed Land Zoning Map 
ATTACHMENT 5: Existing Lot Size Map 
ATTACHMENT 6: Proposed Lot Size Map 
ATTACHMENT 7: Existing Height of Building Map 
ATTACHMENT 8: Proposed Height of Building Map 
ATTACHMENT 9: Existing Urban Release Area Map 
ATTACHMENT 10: Proposed Urban Release Area Map 
ATTACHMENT 11: Council Minutes – 12 August 2014 
ATTACHMENT 12: Additional Information – Post-Gateway (supporting 
studies): 
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ATTACHMENT 1 - Gateway Determination, Delegation & Extensions 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



NSW GOVERNMENT 

Planning & 
Environment 

Gateway Determination 
Planning Proposal (Department Ref: PP 2014 PORTS 005 00): to rezone lot 20 and part 
lot 21 DP 579653 from RU2 Rural Landscape to R2 Low Density Residential. 

I, the General Manager, Hunter and Central Coast Region at the Department of Planning and 
Environment as delegate of the Minister for Planning, have determined under section 56(2) of 
the EP&A Act that an amendment to the Port Stephens Local Environmental Plan (LEP) 2013 to 
rezone lot 20 and part lot 21 DP 579653 from RU2 Rural Landscape to R2 Low Density 
Residential should proceed subject to the following conditions: 

Prior to undertaking public exhibition, Council is to: 
(a) ensure lot and DP references reflect the correct lot and DP, ie lot 20 DP 579653 and 
lot 21 DP 579653; 
(b) amend the planning proposal to include all of lot 21 DP 579653; 
(c) amend the Objectives to state the desired strategic planning outcomes the planning 
proposal intends to achieve for the site, including the protection of the green corridor; 
(d) amend the Explanation of Provisions to include an appropriate environmental zone to 
the part of lot 21 which forms part of the green corridor; 
(e) amend the Explanation of Provisions to note that the residential zoned part of the site 
will be mapped as an Urban Release Area and prepare a map accordingly; 
(f) include in the planning proposal an assessment against the matters listed in clause 8 of 
SEPP 71 Coastal Protection and 5117 direction 2.2 Coastal Protection; 
(g) undertake a preliminary investigation into contamination as required by clause 6 of 
SEPP 55 Remediation of Land and update the planning proposal accordingly; and 
(h) include in the planning proposal maps showing the existing zone, lot size and height 
controls that apply to the site. 

Community consultation is required under sections 56(2)(c) and 57 of the Environmental 
Planning and Assessment Act 1979 ("EP&A Act") as follows: 

(a) the planning proposal must be made publicly available for a minimum of 28 days; 
and 

(b) the relevant planning authority must comply with the notice requirements for public 
exhibition of planning proposals and the specifications for material that must be 
made publicly available along with planning proposals as identified in section 5.5.2 
of A Guide to Preparing LEPs ( Planning & Infrastructure 2013). 

Consultation is required with the following public authorities under section 56(2)(d) of the 
EP&A Act and/or to comply with the requirements of relevant S117 Directions: 

Hunter Water Corporation 
Office of Environment & Heritage (green corridor, s117 direction 2.1, direction 2.3, 
direction 5.1 as well as SEPP 44 - Koala Habitat Protection) 
Department of Primary Industries (Agriculture) (s117 direction 1.2, direction 1.5 as 
well as SEPP (Rural Lands) 2008) 
Trade & Investment (Resources & Energy Division) (s117 direction 1.3) 
Local Aboriginal Land Council 
Great Lakes Council 
NSW Rural Fire Service (s117 direction 4.4) 
Energy Australia (transmission line) 



Each public authority is to be provided with a copy of the planning proposal and any 
relevant supporting material, and given at least 21 days to comment on the proposal. 
Once the consultation is undertaken with the public authorities, and information is 
provided, Council is to update its consideration of s117 Directions. 

A public hearing is not required to be held into the matter by any person or body under 
section 56(2)(e) of the EP&A Act. This does not discharge Council from any obligation it 
may otherwise have to conduct a public hearing (for example, in response to a submission 
or if reclassifying land). 

The timeframe for completing the LEP is to be 12 months from the week following the 
date of the Gateway determination. 

Dated 18th day of September 2014. 

David Rowland 
General Manager 
Hunter and Central Coast Region 
Housing, Growth and Economics 
Department of Planning and Environment 

Delegate of the Minister for Planning 
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NSW GOVERNMENT 

Planning & 
Environment 

Mr Wayne Wallace 
General Manager 
Port Stephens Council 
PO Box 42 
Raymond Terrace NSW 2324 

Dear Mr Wallace 
11 8 SEP 2015 

File No. PSc4.200 (0 
- o 

Action by 
0 R.H.0 

PORT STEPHENS COUNCIL Information Services Our ref: 14/14759 
Your ref: PSC 2015-00671 

Planning Proposal PP_2014_PORTS_005_00 Alteration of Gateway Determination 

I refer to your letter of 9 September 2015 in relation to seeking an extension of time to 
complete Planning Proposal PP_2014_PORTS_005_00 for to rezone land from RU2 Rural 
Landscape to R2 Low Density Residential at 290 and 308 Tarean Road, Karuah. 

I have determined as the delegate of the Minister, in accordance with section 56(7) of the 
Environmental Planning and Assessment Act, 1979, to alter the Gateway determination 
dated 18 September 2014 for PP_2014_PORTS_005_00. 

The Gateway Determination has been altered to extend the time to complete the proposal. 

The Proposal is now due for completion by 25 March 2016. 

If you have any questions in relation to this matter, I have arranged for Mr Ken Phelan to 
assist you. Mr Phelan can be contacted on (02) 4904 2705. 

Yours sincerely 

16 September 2015 

David Rowland 
General Manager 
Hunter and Central Coast Region 
Planning Services 

Hunter and Central Coast Region - Hunter Office - Level 2 26 Honeysuckle Drive (PO Box 1226) Newcastle NSW 
2300 Phone 02 4904 2700 Fax 02 4904 2701 Website planning.nsw.gov.au 
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Hunter and Central Coast Region - Hunter Office - Level 2 26 Honeysuckle Drive (PO Box 1226) Newcastle NSW 
2300 Phone 02 4904 2700   Fax 02 4904 2701   Website planning.nsw.gov.au 

Mr Wayne Wallis 
General Manager 
Port Stephens Council 
PO Box 42 
Raymond Terrace NSW 2324 

Our ref: 14/14759
Your ref:  PSC 2015-00671 

Dear Mr Wallis

Planning Proposal PP_2014_PORTS_005_00: Alteration of Gateway Determination  

I refer to your letter of 21 March 2016 requesting revisions to Planning Proposal 
PP_2014_PORTS_005_00 including an extension of time to complete the Planning Proposal 
at 290 and 308 Tarean Road, Karuah. 

I have determined as the delegate of the Minister, in accordance with section 56(7) of the
Environmental Planning and Assessment Act 1979, to alter the Gateway determination dated 
18 September 2014 for PP_2014_PORTS_005_00. The Alteration of the Gateway 
determination and amended Written Authorisation to Exercise Delegations are enclosed. 

The Gateway determination has been altered to extend the time to complete the proposal 
and include reference to the proposed E2 Environmental Conservation Zone. 

The Proposal is now due for completion on 25 December 2016. 

If you have any questions in relation to this matter, I have arranged for Mr Ken Phelan to 
assist you. Mr Phelan can be contacted on (02) 4904 2705. 

Yours sincerely 

22/4/2016
Monica Gibson 
Director Regions, Hunter and Central Coast 
Planning Services 

Encl:
Alteration to Gateway Determination
Written Authorisation to Exercise Delegation
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[PP_2014_PORTS_005_00] (14/14759) 

Alteration of Gateway Determination

Planning Proposal (Department Ref: PP_2014_PORTS_005_00) 

I, Director Regions, Hunter and Central Coast at the Department of Planning and 
Environment as delegate of the Minister for Planning, have determined under section 56(7) 
of the Environmental Planning and Assessment Act 1979 (“EP&A Act”) to alter the Gateway 
determination dated 18 September 2014 (as since altered) for the proposed amendment to 
the Port Stephens Local Environmental Plan 2013 as follows: 

1. Change the description of the Planning Proposal  

from  ‘Rezone 290 and part 308 Tarean Road, Karuah to residential’ 

to  ‘Rezone 290 and 308 Tarean Road, Karuah to R2 Low Density Residential 
and E2 Environmental Conservation’ 

2. Delete: condition [5] and replace with a new condition [5]: 
‘The timeframe for completing the LEP is by 24 December 2016’ 

3. Include the E2 Environmental Conservation zone in the delegation to Council. 

Dated 22 day of April 2016. 

Monica Gibson 
Director Regions, Hunter and Central Coast 
Planning Services 

Delegate of the Minister for Planning
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[PP_2014_PORTS_005_00] (14/14759) 

WRITTEN AUTHORISATION TO EXERCISE DELEGATION 

Port Stephens Council is authorised to exercise the functions of the Minister for 
Planning under section 59 of the Environmental Planning and Assessment Act 1979
that are delegated to it by instrument of delegation dated 14 October 2012, in relation 
to the following planning proposal: 

Number Name 
PP_2014_PORTS_005_00 Planning proposal to rezone 290 and 308 Tarean 

Road, Karuah to R2 Low Density Residential and 
E2 Environmental Conservation 

In exercising the Minister’s functions under section 59, the Council must comply with 
the Department’s “A guideline for the preparation of local environmental plans” and
“A guide to preparing planning proposals”.

Dated  22 April 2016 

Monica Gibson 
Director Regions, Hunter and Central Coast 
Planning Services 
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ATTACHMENT 2 – Public Authority Responses 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







































From: Ziggy Andersons
To: Jessica Franklin
Subject: TRIM: RE: TRIM: RE: Planning Proposal - 290 to 308 Taurean Road Karuah
Date: Monday, 21 September 2015 10:48:00 AM
Attachments: image007.png

image008.png
image009.png
image010.png
image011.png
image012.png

Heya Jessica,
 
Overall I am satisfied with the adequacy of the report titled  ‘Fauna & Flora Assessment
Assessments of Significance Lot 21, DP 579653 Tarean Road, Karuah’ prepared by Joy
Hafey Environmental Consultant for Mr T. Potter of Hunter Development Brokerage Pty
Ltd. In addition I am satisfied that the vegetation and associated habitat within the
proposed R2 zoned portion of Lot 21 will not need to be offset to achieve an improve or
maintain outcome.
 
My key concerns with the site were whether Callistemon linearifolius and other
threatened species were present within the portion of Lot 21 that is proposed to be
rezoned R2. I have assumed that Joy Hafey is familiar with this species and would have
identified it if it was present within the site. In regards to C. linearifolius it would have
been more appropriate to include it in the 7-part test rather than Grevillea parviflora
ssp. parviflora, however as this is a rezoning proposal the 7-part test isn’t relevant
anyway.
 
In regards to the description of the vegetation on the site, it should be noted that
contrary to what was determined in the flora and fauna report the vegetation on the site
does not qualify as Lower Hunter Spotted Gum Ironbark Forest. This is due to the site
not falling within the Sydney Basin IBRA Region as per the determination for this
community.
 
Regards,
 
Ziggy    
 
Ziggy Andersons
Conservation Planning Officer
Hunter Central Coast Region
Regional Operations Group
Office of Environment and Heritage
Locked bag 1002 Dangar NSW 2309
T: 4927 3151
M: 0409 707 492
W: www.environment.nsw.gov.au

 
*Please note new landline number*
 

From: Jessica Franklin [mailto:Jessica.Franklin@portstephens.nsw.gov.au] 
Sent: Friday, 18 September 2015 3:01 PM
To: Bath Richard

mailto:Ziggy.Andersons@environment.nsw.gov.au
mailto:Jessica.Franklin@portstephens.nsw.gov.au
http://www.environment.nsw.gov.au/
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Cc: Andersons Ziggy
Subject: TRIM: RE: Planning Proposal - 290 to 308 Taurean Road Karuah
 
Hi Richard and Ziggy,
 
Please see attached the Flora and Fauna report for Lot 21 DP579653, as
requested from your correspondence dated 6 March 2015.
 
Give me a call if you have any questions.
 
Regards,
__________________________________________________________ 

Jessica Franklin | Strategic Planner 
p (02) 4980 0141 
w www.portstephens.nsw.gov.au 

 
 
From: Richard Bath [mailto:Richard.Bath@environment.nsw.gov.au] 
Sent: Thursday, 5 March 2015 5:32 PM
To: Jessica Franklin
Cc: Ziggy Andersons
Subject: TRIM: Planning Proposal - 290 to 308 Taurean Road Karuah
 
Hi Jessica
 
Please find attached OEH’s comments on the above planning proposal. The original letter will be
sent by post.
 
Regards
 
Richard Bath
Senior Team Leader Planning
Hunter Central Coast Region
Regional Operations Group
Office of Environment and Heritage
PO Box 488G Newcastle NSW 2300
T: 4908 6805
W: www.environment.nsw.gov.au
 

-------------------------------------------------------------------------------------------------
---------------------------------------------------------------------
This email is intended for the addressee(s) named and may contain confidential and/or
privileged information. 
If you are not the intended recipient, please notify the sender and then delete it
immediately.
Any views expressed in this email are those of the individual sender except where the
sender expressly and with authority states them to be the views of the NSW Office of
Environment and Heritage.

http://www.portstephens.nsw.gov.au/
https://www.facebook.com/YourPortStephens
https://www.youtube.com/channel/UCUzuUxnCcZLp4EhqYcITELQ
https://twitter.com/pscouncil
http://www.linkedin.com/company/port-stephens-council?trk=tyah&trkInfo=tarId%3A1400567719837%2Ctas%3Aport+stephens%2Cidx%3A1-1-1
https://instagram.com/pscouncil/
mailto:Richard.Bath@environment.nsw.gov.au
http://www.environment.nsw.gov.au/
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Good afternoon Jessica,
 
We have already considered a proposal for an additional 71 lots on this site (refer to Preliminary Servicing Advice to the applicant attached).  In
summary;

·         There is currently sufficient capacity available in the water network to serve the proposed development, however, capacity availability and
system performance varies over time. A detailed analysis will be undertaken upon lodgement of an application for a Notice of Formal
Requirements.

·         The sewer network has some spare capacity to cater for approximately 55 lots of the 71 proposed in this application. An upgrade will be
required to connect the balance of the lots.  A developer-funded servicing strategy will be required to determine the upgrades necessary to
Karuah 5 WWPS to service the additional lots.

 
Regards
 
Malcolm Withers
Senior Developer Services Engineer | Hunter Water Corporation
36 Honeysuckle Drive Newcastle NSW 2300 | PO BOX 5171 HRMC NSW 2310
T  02 4979 9545 | M  0429 372 449 | Twitter: @hunterwater
malcolm.withers@hunterwater.com.au | hunterwater.com.au
Please consider the environment before printing this email
 

"This is a Hunter Water email signature which will be revealed in plain text emails"
From: Jessica Franklin [mailto:Jessica.Franklin@portstephens.nsw.gov.au] 
Sent: Monday, 29 August 2016 12:03 PM
To: Malcolm Withers <malcolm.withers@hunterwater.com.au>
Subject: RE: Hunter Water's comments on Planning Proposal for 290 and 308 Tarean Road, Karuah
 
Hi Malcolm,
 
We have a revision to planning proposal 290 and 308 Tarean Road, Karuah (RU2 Rural Landscape to part R2 Low Density Residential
and part E2 Environmental Conservation).
 
Hunter Water's original advice dated 5 March 2015 (attached) was based on 33 lots. The concept plan has now been revised and
proposes 72 lots. As such I will require a revised comment from Hunter Water based on this updated information and to confirm Hunter
Water's advice given on the 5 May 2016 to the proponent.
 
I have attached the revised planning proposal, however because of email size limits I have included a link to dropbox for some of the
attachments to the planning proposal:
https://www.dropbox.com/sh/n4ude9n6uj3ycf4/AADBCByyctychQ9I9OTEdYsIa?dl=0.
Most relevant document aside from the planning proposal would be from page 190 under 'Additional Information-Post-Gateway', 'water
and wastewater preliminary servicing advice, DGP, 15 August 2015'.
 
It would be appreciated if you could provide comment by 19 September 2016.
 
Please give me a call if you have any questions.
 
Kind Regards,
__________________________________________________________ 

Jessica Franklin | Strategic Planner 
p (02) 4980 0141 
w www.portstephens.nsw.gov.au 

 
From: Malcolm Withers [mailto:malcolm.withers@hunterwater.com.au] 
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Hunter Water Corporation
ABN 46 228 513 446


PO Box 5171
HRMC NSW 2310
36 Honeysuckle Drive
NEWCASTLE NSW 2300
1300 657 657 (T)
(02) 4979 9468 (F)
enquiries@hunterwater.com.au
hunterwater.com.au


5 May 2016 Our Ref: 2016-386/2.002


Endurance Custodians P/L
C/- David Powell
PO Box 2398
Greenhills NSW 2323


Attention: David Powell


Dear David


PRELIMINARY SERVICING ADVICE FOR PROPOSED DEVELOPMENT - KARUAH


Thank you for your request for Hunter Water’s preliminary servicing advice for the provision
of water and sewer services to the proposed subdivision of 1 into 72 residential lots at Lot 20
and Lot 21 in DP 579653, 290 Tarean Road, Karuah.


General information on water and sewer issues relevant to the proposal is included in this
correspondence.  This information is based on Hunter Water’s knowledge of its system
performance and other potential development in the area at the present time.


Preliminary servicing advice is not a commitment by Hunter Water and may be subject to
significant change prior to the development proceeding.  General information on the
provision of Hunter Water funded and delivered infrastructure may also be provided.  This
advice may also change substantially due to a range of factors.  In particular, you should
note that water and sewer systems are dynamic by nature and, as such, capacity availability
and system performance varies over time.  As a consequence, the advice provided herein
regarding servicing availability is indicative only.  A detailed analysis of available capacity will
be undertaken upon lodgement of an application for a Notice of Formal Requirements.


If you proceed with a development application you will need to lodge a further application
with Hunter Water to then determine the formal requirements that shall apply.  Hunter Water
will then issue a Notice of Formal Requirements. You will need to comply with each of the
requirements in this Notice for the issue of a Section 50 Compliance Certificate for the
specific development.


Hunter Water anticipates that the development will place an additional demand of
approximately 72 Equivalent Tenements (ET) on the water supply and wastewater systems
and has reviewed system capacity and performance on this basis.  As a result, Hunter
Water’s preliminary advice is as follows:


Water Supply
The site of the proposed subdivision is located in the Port Stephens Water Supply System,
and is supplied from the Karuah 2 Reservoir.


The property has frontage to a DN150 AC water main along Tarean Road. The location of
the modelled connection point is shown in Figure 1.







There is currently sufficient capacity available in these mains to serve the proposed
development, however, you should note that capacity availability and system performance
varies over time. A detailed analysis will be undertaken upon lodgement of an application for
a Notice of Formal Requirements.


Wastewater Transportation
The site of the proposed subdivision is located in the Karuah 5 WWPS catchment area,
which pumps into the Karuah 1 WWPS and is within the Karuah WWTW catchment. The
nearest sewer connection point to service this development is at access chamber H9416,
located near Karuah 5 WWPS, and it appears that flows from the development may gravitate
to this point, although you should confirm this by field survey. The location of this connection
point is shown in Figure 1. Karuah 5 WWPS currently has some spare capacity to cater for
approximately 55 lots of the 71 proposed in this application. An upgrade will be required to
connect the balance of the lots. A developer-funded servicing strategy will be required to
determine the upgrades necessary to Karuah 5 WWPS to service the additional lots.


As noted elsewhere in this correspondence, capacity availability and system performance
varies over time.  A detailed analysis will be undertaken upon lodgement of a Notice of
Formal Requirements.


Wastewater Treatment
The proposed development falls within the Karuah Wastewater Treatment Works (WWTW)
catchment. Whilst this development was not included in growth projections for this WWTW,
Hunter Water’s treatment facilities are continually reviewed and upgraded over time to meet
demand from growth, and future capacity upgrades may be brought forward if required.


Financial Contribution
Dependent on the final connections and utilisation of capacity in Karuah 5 WWPS, it will be
necessary to pay a reimbursement towards capacity uptake in this asset (and downstream
rising main) which was constructed by another developer.


It is not possible to calculate reimbursement values at this time due to the tentative nature of
information, connection points etc, and accordingly such calculations are usually deferred
until definitive information is available. Please note that Hunter Water administers
reimbursements for a maximum period of 15 years following hand over to Hunter Water.


Environmental Assessment
Please note that a Review of Environmental Factors will be required for any works external to
a particular development site, or where the service design includes infrastructure or activities
that may have environmental impacts that would not have been specifically addressed in the
consent authorities assessment and determination of the proposed development.  Examples
may be the construction of new or augmented water and sewer pump stations, sewer vents,
trunk mains, reservoirs, development in a Wastewater Treatment Plant buffer zone, or
development in a water reserve.  Furthermore, a Controlled Activity Approval will be required
from the NSW Office of Water for any excavation within 40m of a water body or should
groundwater be present.


Prior to commencement of environmental assessment please contact the Hunter Water
Developer Services Group to confirm the scope and need for such an assessment. It is
recommended to meet and agree these matters prior to the developer engaging the services
of a design or environmental consultant. In addition, please refer to the Hunter Water Review
of Environmental Factors Guidance Notes, located in the Building & Development section of
the Hunter Water website. The document provides the minimum requirements and an
example template for the preparation of a REF.







Entry onto another property to construct works
The extension of sewer to the development site will require entry to another property. In this
case, you will need to arrange for entry and have evidence of consent by way of a signed
Entry Permit with the affected landowner(s). Please refer to the attached ‘Developer Works –
Entry Onto Third Party Property Policy’.


Should you require further clarification or assistance please do not hesitate to contact me on
4979 9545.


Yours Sincerely


Malcolm Withers
Senior Developer Services Engineer


Attached: Developer Works – Entry Onto Third Party Property Policy







Figure 1 – Water and Wastewater Points of Connection







DEVELOPER WORKS – ENTRY
ONTO THIRD PARTY
PROPERTY POLICY


PURPOSE


The purpose of this policy is to help achieve a balance between:
a) A developers commercial objectives; and
b) The rights of Hunter Water’s existing customers whose property is affected by the provision of


water and sewer infrastructure to a development.


SCOPE


This policy applies to all developers who are proposing to alter, extend, or complete new infrastructure
that will connect to Hunter Water’s network and who need to enter someone else’s property to complete
these works.


POLICY STATEMENT


The developer is required to negotiate land entry with all impacted land owners, occupiers or other
stakeholders in the land.


The developer must select a design that minimises any residual impacts over the land that they are
seeking entry permission for, seek out the views of the impacted property owners, documenting that
feedback, any objections and issues raised and modify the design of works to mitigate such impacts.


The developer must seek the views of Hunter Water as to the preferred network design and undertake
all negotiations and complete any commercial negotiations as necessary.


Design Alternatives


The lowest capital cost network design and construction methodology may not represent an appropriate
design solution to an impacted land owner. It may become necessary for the developer to consider
various construction methods, alternative alignments, operational or maintenance methods that may
necessitate modifying the network design to minimise or eliminate any residual impacts to the impacted
property owner(s).  In such circumstances the developer should inform Hunter Water of the proposed
design amendments prior to offering any commitment to an impacted property owner of a particular
design outcome.


Designs must comply with the WSAA Water and Sewer Design Standards Hunter Water Edition, as
amended from time to time.


The role of the Developer


The developer is required to undertake all negotiations and where necessary enter commercial
agreements, pay compensation, or provide in kind works on whatever basis is to the mutual satisfaction
of the parties. Any commercial settlement offered by the developer is a matter for the developer to
consider balancing their need to progress development with the needs of the land owner.
Developers shall minimise disturbance and mitigate all adverse impacts where ever practical to do so.
The developer must furnish to Hunter Water completed land entry permits executed by the impacted
land owners as evidence of satisfactory conclusion being reached between the parties.







Generally compensation may be offered by the developer in the form or reinstatement, repair,
construction of works, or monetary payment.


The role of Hunter Water


Hunter Water will not take part in, or be a party to, developer’s commercial negotiations with impacted
land owners and will not comment on the appropriateness of any commercial arrangement entered into
by a developer.


Dispute Resolution


The impacted parties may dispute a compensation offer made by a developer necessitating further
actions to resolve the dispute:
a) The developer needs to obtain a registered valuer’s valuation report that they used as the basis


of the offer of compensation and offer it to the affected property owner or occupier;
b) If the affected property owner or occupier wants to dispute this valuation then they will need to


produce their own registered valuer’s report and furnish it to the developer; and
c) If the two parties still cannot resolve the dispute then it will be necessary for the parties to enter


formal mediation or arbitration to resolve the matter.


Timing of Resolution


Compensation issues must be resolved before:
a) Entry; or
b) The work is accepted; or
c) A Section 50 Compliance Certificate is issued or a bond is released.


APPLICATION OF POLICY


This policy applies to all developer funded network modifications on land other than that wholly owned by
the developer.


POLICY ADMINISTRATION


Effective from 30 April 2014
Approved by Managing Director
Policy Owner Chief Customer Service Officer
Policy
Administrator Manager Developer Services


Last review date 30 April 2014
Next review date 30 April 2016
Version 2.0
File reference HW2007-2963/1.002
Published
externally Yes'


Approval Signature Managing Director







RELATED DOCUMENTS


Hunter Water Act 1991
Hunter Water Operating Licence
Hunter Water Customer Contract
Independent Pricing and Regulatory Tribunal Act 1992
Environmental Planning & Assessment Act 1979


ASSOCIATED REGULATIONS AND STANDARDS


None


DEFINITIONS, ACRONYMS AND ABBREVIATIONS


Term Definition


Name Details
Act Hunter Water Act 1991 and any regulations in force under it (the Act)


Bond An Agreement entered into between Hunter Water and a developer
allowing for the early release of the Section 50 Compliance Certificate for a
specific development in return for satisfactory security being lodged with
Hunter Water.


Certificate
(also Section
50
Compliance
Certificate)


A certificate referred to in Section 50 of the Act


Development Any activity relating to land that needs approval as specified in Section 50
of the Act


Guideline A Hunter Water document that sets out how a Hunter Water policy is
applied


Maintenance
Structure


A structure on a sewer main that allows access to the sewer for
maintenance, for example access chambers, ventilator (vent shaft) or
maintenance shaft.


Entry Permit A form that needs to be completed when a developer wants to go on to
another person’s property to construct works. Requires the land owners’
signature as evidence of consent.







Sent: Thursday, 5 March 2015 5:20 PM
To: Jessica Franklin
Subject: TRIM: Hunter Water's comments on Planning Proposal for 290 and 308 Taurean Road, Karuah
 
Good afternoon Jessica,
 
Please find attached Hunter Water’s comments on Planning Proposal for 290 and 308 Taurean Road, Karuah.
 
Regards
 

Malcolm Withers
Senior Developer Services Engineer| Hunter Water Corporation
36 Honeysuckle Drive Newcastle NSW 2300 | PO Box 5171 HRMC NSW 2310
T   02 4979 9545 | F  02 4979 9711 | M 0429 372 449 malcolm.withers@hunterwater.com.au
Please consider the environment before printing this email
 

 
 
 
***************** Confidentiality and Disclaimer Statement *****************
This email and any attachments are intended for the named recipient only and may contain private, confidential or 
legally privileged information as well as copyright material. Port Stephens Council does not waive any client legal 
privilege attaching to this email. The information must not be copied, printed, distributed or adapted without Council’s 
consent.  If you are not the intended recipient you must not reproduce or distribute any part of this email, disclose 
its contents to any other party, or take any action in reliance on it.  If you have received this email in error, please 
contact the sender immediately and delete the message from your computer.  
 
This email does not constitute a representation by the Port Stephens Council unless the author is legally entitled to do 
so. Any email message sent or received by Port Stephens Council may need to be disclosed by the Council under the 
provisions of the Government Information (Public Access) Act 2009 (NSW). Any email message sent or received by Council 
may be saved in Council’s Electronic Document Management System.
 
This email and any attachments have been virus scanned however Port Stephens Council does not represent or warrant that 
this communication is secure and free from computer viruses or other defects and will not affect your computer.  No 
liability is accepted for any loss or damage resulting from a computer virus, or resulting from a delay or defect in 
transmission of this email or any attached file. This notice should not be amended or deleted.

____________________________________________________________
This transmission is confidential and intended for the addressee only. 
If you have received it in error, please delete it and notify the sender.
 Unless explicitly attributed, the opinions expressed in this e-mail are 
those of the author only and do not represent the official view of Hunter 
Water Corporation.
Hunter Water Corporation checks all inbound/outbound e-mail for 
viruses. However, we advise that this e-mail and any attached files 
should be re-scanned to detect viruses. Hunter Water Corporation 
accepts no liability for the loss or damage (whether caused by negligence
 or not) resulting from the use of this or any attached files.
 _____________________________________________
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ATTACHMENT 3 - Existing Land Zoning Map 
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ATTACHMENT 4 - Proposed Land Zoning Map 
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ATTACHMENT 5 - Existing Lot Size Map 
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ATTACHMENT 6 - Proposed Lot Size Map 
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ATTACHMENT 7 - Existing Height of Building Map 
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ATTACHMENT 8 - Proposed Height of Building Map 
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ATTACHMENT 9 - Existing Urban Release Area Map 
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ATTACHMENT 10 - Proposed Urban Release Area Map 
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ATTACHMENT 11: Council Minutes – 12 August 2014 
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ATTACHMENT 12: Additional Information – Post-Gateway 
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