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5. Strategy Amendment and Planning Proposal for Standen 
Drive, Lower Belford 
Author: Ken Horner; Gary Pearson     

FILE: LA65/2008

Proponent:   Urbis on behalf of Belford Land Corporation 
Owners:   Belford Land Corporation and L & H Rix 
Land & Location: Lot 11 DP 844443, part of Lot 12 and part of Lot 13 DP 1100005, Lot 91  
    and Lot 92 DP 1138554, Standen Drive, Lower Belford 
Current Zoning:  Zone 1(a) (Rural Zone) 
Proposal:   To rezone the land to permit rural residential subdivision to a density   
    appropriate for a servicing level of reticulated water supply with on-site  
    disposal and to amend the Singleton Land Use Strategy to clarify support for 
    this on the subject land 

Executive Summary 

The Belford Land Corporation has lodged requests to amend the Singleton Land Use Strategy 
(SLUS) 2008 to clarify the development potential of the Lower Belford Candidate Area and to 
rezone the subject land accordingly.  The requests are generally foreshadowed in the existing SLUS 
and are recommended to be supported in general terms.  The details of the requests, however, such 
as minimum lot size provisions and location of the western boundary of the candidate area, will 
need to be determined through the “gateway” process and the assessment of the planning proposal 
which has been prepared in relation to this. 

The preliminary environmental assessment which has been lodged in support of the requests 
indicates that impacts can be satisfactorily addressed. 

Background: 

The Singleton Land Use Strategy (SLUS) 2008 was adopted by Council in April 2008 and endorsed 
by the Department of Planning (DoP) in June 2008.  Belford Land Corporation (BLC) owns 
approximately 140 hectares of the Lower Belford Candidate Area (CA), running from the highway 
along the western side of Standen Drive, which the SLUS identifies for rural residential 
development, with a minimum average lot size of 5 hectares. 

In section 7.1, Table 12, of the SLUS, it is recommended that consideration should be given to a 
lower minimum lot size with the extension of the Hunter Water Corporation Service Area and 
subsequent potential for reticulated water servicing. 

BLC has lodged a request, with supporting documentation, to amend the SLUS to clarify support 
for higher density development within the CA and to rezone the land to permit such development. 
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Legislation:

Council planning staff have prepared a planning proposal, drawing on the supporting 
documentation, in accordance with the new “gateway” legislation in the Environmental Planning 
and Assessment (EP&A) Act 1979.  A copy of the planning proposal is appended as Attachment 1.

Council Policy:

The amendment to the SLUS was foreshadowed, subject to assessment, in section 7.1, Table 12, as 
mentioned above.  The major issues of land supply, fauna and flora, effluent disposal and traffic 
generation have been addressed in the supporting documentation prepared by Urbis.  These are 
discussed briefly in the Sustainability section below and in more detail in the planning proposal 
attached. 

Two other issues arise as part of the Strategy amendment and rezoning requests.  These are: 
�� Minimum lot size provisions; and 
�� Realignment of the western boundary of the CA. 

Lot size provisions

When Council was preparing its Rural Residential Development Strategy (RRDS) 2005, 
government authorities, which are now incorporated into the Department of Environment, Climate 
Change and Water (DECCW), advised Council that if town water were provided to rural residential 
subdivision, then reticulated water should be provided.  The outcome of negotiations with the 
authorities was that if a minimum average area of at least 1 hectare were required (with a 0.8 
hectare absolute minimum), then potential cumulative impacts may be able to be avoided.  This 
concept was incorporated in the Strategy and carried over into the SLUS 2008.   

The BLC supporting documentation suggests potential yields which would not be achievable with a 
1 hectare minimum average.  It includes a professional geo-technical study to support this position.  
This is a matter which should be investigated and resolved during the government authority 
consultation phase of the planning proposal assessment. 

Boundary realignment

Also in the preparation of the RRDS 2005, the original CA boundaries were realigned at the request 
of the now DECCW to minimise the inclusion of native vegetation.  The western boundary of the 
subject Lower Belford CA was moved significantly to the east for this reason.  The current location 
was chosen because it largely aligned with existing cadastral boundaries. 

The BLC supporting documentation shows a section of this boundary located approximately 100 
metres further to the west.  This is over a distance of approximately 800 metres, which increases the 
area of the CA by about 8 hectares.  This is supported by aerial photography demonstrating there is 
minimal native vegetation within this strip.  The heavy vegetation clearly commences further to the 
west of this line.  Since BLC owns the land on both sides of the cadastral boundary, it will not be 
necessary to use it to define the edge of the CA. 

Again, this is a matter which should be investigated and resolved during the government authority 
consultation phase of the planning proposal assessment. 
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Sustainability:

Supply and demand

The SLUS 2008 identified land for rural residential development which it estimated would meet 
demand for approximately the next 9 years.  This was based on an estimated demand of 75 rural 
residential lots per year (varying from fully serviced to un-serviced lot).  The intensification of this 
part of the Lower Belford CA will provide potential for approximately an additional 100 lots.  This 
will increase the potential land supply to approximately 10 years, which is what the DoP suggested 
Council should limit it to.  The intensification will also provide additional lots with water supply, 
which appear to be in high demand. 

Fauna and flora

The supporting Preliminary Ecological Assessment found that the eastern part of the BLC land 
holdings, which basically forms the subject part of the Lower Belford CA and is largely cleared, 
could be developed for lots with a minimum area of 0.8 hectares, with minimum loss of vegetation.  
If the majority of the forest is retained and enhanced, improved outcomes may be achieved.   

Further detailed studies will be required to clarify these outcomes. 

Effluent disposal

The supporting Effluent Disposal, Erosion and Salinity Assessment found that effluent could be 
suitably disposed of on-site, on 0.8 hectare lots.  It would be unlikely to generate gross adverse 
cumulative impacts on the site or surrounding areas.   

There were no obvious signs of soil salinity.  Soil tests indicated that the soils are non-dispersive.  It 
was concluded that residential type development could be satisfactorily carried out using normal 
construction practices and protection measures. 

Traffic generation

The supporting Traffic Impact Assessment finds that the Standen Drive / Highway intersection will 
be adequate to cater for the potential increase in traffic generation.  Local upgrading of Standen 
Drive access points to the development will be required. 

Further detailed traffic studies, including consultation with Council and the Roads and Traffic 
Authority will be required to determine what the actual upgrading requirements will be as a result of 
the proposed development. 

Consultation:

The “gateway” determination from DoP will determine the appropriate level of consultation, both 
with relative government authorities and the public.  A formal public exhibition under the EP&A 
Act will form part of the planning proposal assessment. 
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Conclusions: 

The BLC requests to amend the SLUS 2008 to clarify development potential of the Lower Belford 
CA and to rezone the subject land accordingly are generally foreshadowed in the existing SLUS and 
they are recommended to be supported in general terms.  The details of the requests, however, such 
as minimum lot size provisions and location of the western boundary of the candidate area, will 
need to be determined through the “gateway” process and the assessment of the planning proposal 
which has been prepared in relation to this. 

The preliminary environmental assessment which has been lodged in support of the requests 
indicates that impacts can be satisfactorily addressed. 

RECOMMENDED that Council: 

1. Adopt the attached planning proposal for the subject land and forward it to the Department 
of Planning for gateway determination; and 

2. Amend its Singleton Land Use Strategy 2008 to clarify the development potential of the 
Lower Belford Candidate Area, the details of this amendment to be determined through the 
assessment of the attached planning proposal and to be exhibited concurrently with the 
planning proposal. 

Attachments 
AT-1 Planning Proposal 20 Pages
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