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1.0 Introduction 

This Statement of Environmental Effects (SEE) is submitted to Maitland City Council (Council) in support of a Development 

Application (DA) for the proposed subdivision development (the proposal) within the south-eastern part of the Anambah 

Urban Release Area (AURA), in Anambah, NSW, known as Precinct 2A (DA2).  

This DA seeks consent for the Proposal including: 

• Subdivision of parts of Lot 1 and Lot 2 in DP 1110433 to create 159 residential lots (ranging in size from 451m2 to 

701m2, 6 large lots,1 super lot, 2 drainage reserves plus residue land including for future road reserve, constructed and 

delivered in eight stages; 

• Bulk earthworks, regrading and vegetation removal (limited) including the adjustment and use of the temporary 

stockpiles of excess materials for future reuse, proposed under Precinct 1A (DA/2025/486); 

• Road infrastructure including local streets and connection to the roundabout proposed under Precinct 1A (DA 

2025/486);  

• Stormwater management (including 2 basins 3A and 4A) and;  

• Associated landscaping, pathways, utilities, street lighting, bushfire management (including permanent and temporary 

asset protection zones) and other typical works associated with subdivision. 

This SEE has been prepared by Colliers Urban Planning on behalf of DB20 Pty Ltd and is based on the Lot Layout Plan 

provided by GCA Engineering Solutions (see Appendix A) and other supporting technical information appended to the 

report (see Table of Contents).  

This report describes the site, its environs and the Proposal, and provides an assessment of the environmental impacts 

and identifies the steps to be taken to protect or lessen the potential impacts on the environment. The application is 

recommended for approval given the following reasons: 

• The Proposal is consistent with the aims and objectives of the Maitland Local Environmental Plan 2011 (MLEP) the 

Maitland Development Control Plan 2011 (MDCP), the Anambah Urban Release Area Draft Area Plan (draft AURA Area 

Plan), as well as the relevant State Environmental Planning Policies (SEPPs); 

• The Proposal will facilitate the future development of increased housing supply in an area currently undergoing a 

transition from rural land uses to low density residential development; 

• The Proposal will realise the next part of development by DB20 Pty Ltd for the planned AURA;  

• Supporting technical studies which accompany this DA confirm that the environmental impacts associated with the 

proposal are generally positive and will not give rise to any adverse impacts;  

• Any potential environmental impacts associated with the proposal can be appropriately mitigated; and  

• The proposal is suitable for the site and is in the public interest as it supports housing in a growing regional area 

supported by appropriately sequenced enabling infrastructure. 

1.1 Integrated Referrals and Referrals  

This application requires referrals with other State agencies and departments under the Environmental Planning and 

Assessment Act 1979 (EP&A Act) and other Environmental Planning Instruments (EPIs). As such, the Proposal is ‘integrated 

development’ in accordance with section 4.46 of the EP&A Act. Specifically, the following referrals are required to seek 

General Terms of Approval associated with:  

• A controlled activity approval (CAA) issued by the Department of Climate Change, Energy, the Environment and Water 

(DCCEEW)  is required in accordance with Section 91 of the Water Management Act 2000 (WMA 2000), as the proposal is 

within 40 metres of a water course;  

• A bushfire safety authority issued by the Commissioner of the Rural Fire Services (RFS), in accordance with Section 

100B of the Rual Fires Act 1997, as the site is mapped as bushfire prone land. 

• An Aboriginal Heritage Impact Permit (AHIP) under Section 90 of the National Parks and Wildlife Act 1974 is to be 

obtained across the entirety of the AURA owned by the proponent of this DA. This has been agreed in principle with 
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Heritage NSW and triggered by the first DA submitted, being DA/2025/486. Refer to the ACHAR prepared by GML 

including covering letter (Appendix O). 

• Referral to Ausgrid pursuant to Section 2.48 of SEPP (Transport and Infrastructure) 2021 is required, as the proposal 

involves the placement of power lines underground. 

It is noted that the site contains mapped key fish habitat at its northern boundary. MJD Environmental note that the 

second order watercourse is unlikely to form key habitat for any threatened fish or provide passage to key habitats and 

therefore this DA does not propose any activities that would require a permit under the Fisheries Management Act 1994, 

and as such, no referral is considered necessary. Refer to Appendix K for further detail.   

Other referrals that may be made by Council are to the relevant authorities and service providers of utilities, including to 

Ausgrid to assess the provision of electrical infrastructure, NBN to assess the provision of telecommunications 

infrastructure and Hunter Water for water and sewerage services.  Notwithstanding, Precinct 2A will connect to lead in 

infrastructure constructed prior to the first residential lot in Precinct 1A, with appropriate extensions and adjustments.    

Precinct 2A will support removal of a section of temporary overhead power installed for Precinct 1A, into the 

underground network integrated with the Precinct 2A road network. 
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2.0 Background 

2.1 Anambah Urban Release Area 

The Proposal will form the second DA (Precinct 2A) for residential subdivision on DB20 Pty Limited landholding and is 

sited within the southeastern part of the Anambah Urban Release Area (AURA) as shown in Figure 1 below. The locality is 

currently transitioning from primarily rural farmland and rural small holdings to increasing residential and urban land 

uses, through progressive development of the Lochinvar Urban Release Area (LURA) to the south-west, and as 

strategically planned at AURA.  

AURA is a strategically significant urban release area within the Maitland Local Government Area which will provide 

additional housing supply to accommodate the growing population of NSW.  

The site was rezoned in December 2020 to facilitate the development of a new residential community over a 15-to-20-

year period. An expected 3,500 to 4,000 dwellings are proposed across the entire AURA, including a range of lot sizes and 

densities. This will be supported through the establishment of a local centre, public open spaces, new roads, riparian, 

drainage and stormwater, utilities and associated works including landscaping. 

The context of AURA in relation to other growth areas such as LURA is shown in Figure 1 below. Part of the area between 

LURA and AURA is identified for investigation for urban purposes and the wider locality sits within the Anambah to 

Branxton Regionally Significant Growth Area. 

 

Figure 1 Urban Release Area Map 

Source: MLEP 2011, Colliers Urban Planning 

2.2 Consultation and Pre-DA Meeting 

2.2.1 Access and Urban Structure  

The applicant has undertaken extensive strategic and pre-application consultations with Council, State agencies and utility 

providers over at least four years to inform this proposal.  These discussions have focused on existing planning 

requirements, previously publicly exhibited urban structure for AURA as it relates to DB20 Pty Limited landholding and 
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discussion on any contemporary updates or matters for consideration. Consultation has included access and urban 

structure considerations, including traffic distribution and a road and active transport movement network, supported by 

key road cross sections and intersections, along with open space and recreation opportunities. The objective of the 

extensive consultation has been to inform this Proposal so that can align with and contribute to the broader planning for 

AURA. 

Key principles identified during those consultations include:  

• AURA has been planned to connect to the east (Anambah Road) at two locations and to the west towards Wyndella 

Road, with connection to the formed section of River Road to the south limited for temporary emergency access only.   

The western road towards Wyndella Road is to provide flood free access for AURA.   

• Two primary north-south road links have been identified (an eastern one past the local centre and sports fields and 

then centrally along River Road northwards and then in a north-western loop), supported by a series of east/west 

road links, including a sub-arterial road through the southern section that will traverse from west to east and include 

intersections with the north-south trunk road network. 

• Together, these trunk roads provide a structure to a resilient and permeable trunk road network, suitable for bus 

route planning and part of an active movement network including provision for cyclists.  

• Certain roads will ultimately carry larger traffic volumes which will require a selection of typical and unique road cross 

sections and key intersection treatments to serve AURA.  

• A unique sub-arterial road cross section has been agreed for ultimate AURA requirements, that includes 13m 

pavement, no access to residential lots on one side, and a widened verge on that side that provides widened street 

tree canopy allocation, a 3m dual directional cycleway and a 1.5m footpath.  This applies to the southern east-west 

sub-arterial road and will also apply to extensions northwards.   At intersections of the sub-arterial road network, 

roundabouts will be warranted to service ultimate AURA requirements.  

• Sections of the lineal degraded primary watercourses through the site are to be retained and rehabilitated, and a 

linear movement network for pedestrians and cyclists (in addition to the road network), in conjunction with linear 

public open space nodes, are key opportunities.     

• Where neighbourhoods are most distant from the linear network, public open space areas will be desirable.  A 

consolidated 1ha park has been identified in the southern catchment and is to be supported by a strong pedestrian 

and shared path link to connect it towards the lineal network.  

• Sports fields and active recreation will be consolidated into the open space zoned lands identified to the east of the 

town centre.  

• To further support active movement, in addition to shared pathways and footpaths, a 3m wide cyclist only route is 

desired, including an east-west connection integrated into the southernmost lineal corridor, and then otherwise 

northwards past the sports fields and further north.  

Council is currently exhibiting draft AURA Area Plan that captures the majority of the above principles, and an AURA Local 

Contributions Plan is also under preparation. Assessment against that draft Area Plan has been provided at Appendix E.  

Precinct Plan provisions for Precinct 2, which this Proposal sits within, are submitted to Council concurrent to this 

Proposal.  A letter of offer to inform a Voluntary Planning Agreement has been made to Council to support development 

of DB20 landholdings.  

The Proposal relies upon the approval and construction of Stage 1 of Precinct 1A (DA 2025/486).  It will connect to a lead-

in road from the west (subject to separate planning approvals) via the sub-arterial road to be constructed as part of 

Precinct 1A.  The Proposal will connect to lead in utility infrastructure established as part of Precinct 1A and deliver 

extensions to the road hierarchy and active transport network that can be extended through progressive future 

development for AURA.   

At the time of determination, it is anticipated that Council will be satisfied that: 

• all statutory requirements of Maitland LEP 2011 are met and 

• the applicant will have achieved the necessary steps to allow the access for traffic relied upon and satisfy relevant 

statutory tests. 

2.2.2 Pre-DA Meeting  
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A Pre-DA meeting was held to discuss the proposal on 14 August 2025. A summary of Council comments, and responses 

to each, is provided below.  It is noted that the Pre-DA meeting was not limited to Precinct 2A only. The comments and 

responses relevant to Precinct 2A have been addressed.   

Table 1 Council Pre Lodgement Commentary  

Item Council Comment  Comments 

Part 6 – Urban Release Areas 

1.  Part 6.3 of MLEP outlines development consent must not be 

granted for development on land in an urban release area unless 

a Development Control Plan (DCP) that provides for the matters 

specified in subclause (3) has been prepared for the land. 

Precinct Plans are required to be prepared. It is recommended 

that these plans be prepared and submitted prior to the 

lodgement of any development application to enable internal 

review and exhibition of the precinct plan. It should be noted that 

the adoption process may hold up the DA assessment and 

determination timeframes.  

. 

Council is currently exhibiting draft AURA DCP.  Precinct 

Plan provisions for Precinct 2, which this Proposal sits 

within, are submitted to Council concurrent to this 

Proposal.  Review and exhibition of that will occur 

concurrent to the DA and prior to determination. An 

assessment of this DA against the draft AURA DCP controls 

is provided in Appendix R. Assessment against Precinct 2 

will occur once it is reviewed by Council and exhibited.  

Subdivision of Land in Anambah  

2.  Demonstrate compliance with Clause 7.8 of the MLEP 2011. 

While the proposal includes superlots only, the applicant should 

consider the URA wide cap on small lot housing to ensure the 

super lots reserved for this product is appropriately apportioned 

as to not exceed 450 small lot cap. 

There are no lots proposed in Precinct 2A which are less 

than or equal to 450m2 under this DA – the smallest 

proposed lot is 451m2. Please refer to Appendix A.  The 

Proposal includes a super lot identified for future multi-

dwelling housing, that is not subject to any URA wide cap.  

Lot design  

3. DCP C.10 Subdivision requires the following:  

• Provide a clear urban structure that promotes a ‘sense of 

neighbourhood’ and encourages walking and cycling both 

recreationally and for transport purposes.  

• The road, footpath and cycleway network should facilitate 

walking and cycling throughout neighbourhoods and provide 

links to schools, community facilities and other activity 

centres.  

• Small lot product should be closest to amenities (transport, 

shops, parks, schools), wider lots terminate streets to 

encourage landscaping, larger lots provided at corners, so 

they are either anchoring the corner, landscaping the corner 

or changed into dual occupancies and addressing both 

streets. Aim to reduce excessive fencing alongside roads 

which results in poor amenity for future residents.  

• Public transport infrastructure shall comply with ‘Guidelines 

for Public Transport Capable Infrastructure in Greenfield Sites’ 

(i.e. bus stops).  

• An absolute maximum fill depth of 2m will be considered by 

Council.  

• Block lengths shall be limited to 240m maximum, 180m 

desirable, 70m deep. The middle blocks are showing over the 

desirable range (224m).  

Please refer to Appendix E, which provides a response the 

MDCP 2011 controls.  In summary, Precinct 2A provides a 

clear urban structure and a movement network that 

facilitates walking and cycling and future extensions to the 

movement network. It connects to public transport 

infrastructure capabilities of Precinct 1A.  Bulk earthworks 

are documented and justified, including areas of localised 

fill depth greater than 2m, primarily to appropriately 

interface to the sub-arterial road network established in 

Precinct 1A or as temporary batters pending future 

development. Block length assessment identifies 

compliance with maximums, or is otherwise justified to 

address non-compliance.  

Lot Configuration 

4.  DCP C.10 Subdivision requires the following:  

a. The provision of a range of lot sizes to suit a variety of 

dwelling and household types. No more than 40% of the lot 

frontages within each street block may have the same lot 

width type. For the purpose of this control a lot width type is 

determined by any range of plus or minus 1.0m (for 

Please refer to Appendix E, which provides a response the 

MDCP 2011 controls.  In summary, Precinct 2A provides a 

range of lot sizes, widths and frontages, and includes a 

super lot for future multi-dwelling housing that will 

contribute to dwelling type variety within AURA.   Lot 

orientation is optimised within the constraints of the road 

network, floodplain and subdivision design.  
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Item Council Comment  Comments 

example, lots between 17m and 19m might be classed as 

one width type).  

b. Lot orientation should be optimised for solar access and to 

capture the desirable prevailing winds.  

c. Where a northern orientation of the long axis is not 

possible, lots should be wider to allow private open space 

on the northern side of the dwelling. Consider increased lot 

widths for lots with a frontage facing north.  

d. Provide a lot width table for each street block including lot 

width groups, percentage and number.  

e. Minimum lot frontage of 12.5m at the road frontage for 

rectangular lots.  

Proposed Subdivision Plan 

5. a. Consider the provision of a building envelope for battleaxe 

lots and on irregular shaped allotments, to demonstrate 

compliance with DCP controls.  

b. Consider CPTED regarding the road/pedestrian access 

beside the super lots.  

c. Lots along the site boundary, consider how it will comply 

with bushfire requirements (i.e. APZs particularly with the 

battleaxe lots, consider building envelopes).  

d. Recreational and stormwater needs adequate consideration 

in proposal. Ensure walkability to open space areas.  

e. Demonstrate how corner lots and those with dual frontages 

shall work. Aim to reduce solid fencing and retain passive 

surveillance.  

f. Any split zoned lots must comply with Clause 4.2C of the 

Maitland Local Environmental Plan 2011 and due 

consideration given to Clause 5.16 Subdivision of, or 

dwellings on, land in certain rural, residential or 

conservation zones. Each lot must be compatible to the land 

uses in its vicinity.  

g. For land zoned C4 provide a suitable building envelope 

above 1% AEP.  

h. Some lots are shown as split zoned, consider how those lots 

will function (i.e. R1 and C4 zones). Consider interface 

implications.  

i. Consider the draft DCP 2025 flood mapping - 

https://maitlandcc.maps.arcgis.com/apps/instant/basic/inde

x.html?appid=63e9c49918674881ac58c9a2a3bc5268 and 

requirements for emergency management for residents.  

j. For any proposed open space/ linear parks– include details 

on any recreation infrastructure, landscaping plantings.  

The only battleaxe lots proposed have a developable area 

(excluding their handles) of 699 m2, 734m2 and 719m2, 

meaning they will be suitable to accommodate various 

sized building envelopes.   An envelope is shown on 

irregular shaped Lot 710.  Other irregular shaped lots have 

suitable areas to accommodate various sized building 

envelopes.  

 

Please refer to the CPTED Report provided in Appendix S, 

which supports the proposed 6m wide pedestrian link 

between Proposed Lots 1112 and 1113 

 

The application of temporary and permanent APZ are 

included, and do not impose restrictions that prevent use 

of proposed lots (Refer Appendix M).   

Stormwater management is integrated into the proposal 

(Refer Appendix F).   

A local VPA will provide for provision of recreational needs 

generated by this proposal.  Precinct 2A does not include 

any site identified by Council for future public open space.    

Development requirements for Precinct 2 will include 

objectives and controls to manage future development on 

dual frontages, similar to that intended to apply in Precinct 

1A.   

All standard residential lots are not split zoned.  Split 

zoning is limited to proposed drainage reserves and to two 

C4 proposed lots.  C4 lots meet minimum lot sizes and 

provide suitable building envelopes above 1% AEP.  

The draft DCP 2025 flood mapping provides draft risk 

categories (high risk applied to H5-H6 land in the 1% AEP, 

medium risk applied to the flood planning level, and low 

risk applied to land between the flood planning level and 

extreme flooding).  Precinct 2A proposes residential lots 

(and building areas for large lots) with either no risk and 

primarily low risk areas, with emergency management and 

FPL addressed in technical reports (refer Appendix F and 

T). 

Flooding and Riparian Land  

6. Demonstrate compliance with Clause 5.21 Flood Planning and 

Clause 7.4 Riparian land and watercourses of the MLEP 2011. 

Noting the objectives are to minimise flood risk, avoid adverse or 

cumulative impacts on flood behaviour and the environment, 

enable safe occupation and efficient evacuation of people in the 

event of a flood. Any cut/filling in the 1%AEP a flood risk 

assessment is required. Bushfire requirements and riparian 

vegetation should be considered concurrently to ensure 

optimum outcomes for both.  

A response to the relevant clauses of the MLEP 2011 is 

provided in Table 7, supported by technical reports (Refer 

to Appendix F and T)   

Earthworks below 1% AEP involve a balanced cut and fill 

approach, with excess cut providing additional flood 

storage to ensure no detrimental impact on 1% AEP flood 

levels (including cumulative for both Precinct 1A and 2A).  

The permanent public road established in Stage 1 of 

Precinct 1A, which Precinct 2A connects to, will provide 
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Item Council Comment  Comments 

efficient evacuation of people in the event of an extreme 

flood.    

Bushfire and riparian assessments have been coordinated 

and considered concurrently.  Refer to Appendix L and M. 

Bushfire 

7.  Subdivisions of three or more allotments have more than one 

access in and out of the development. Secondary road 

connection will be required. Suggest the applicant utilise the 

NSW RFS Pre -Lodgement Service, especially where alternative / 

performance-based solutions are intended to be sought. Council 

will be guided by NSW RFS in relation to this.  

• No APZ or bushfire protection requirements are to be within 

land to be dedicated to Council (reserves & drainage basins).  

• Pre-DA Application Form is available for download on NSW 

RFS website or by calling 1300 679 737.  

Precinct 2A connects to the road network constructed in 

Stage 1 of Precinct 1A (DA 2025/486)  and prior to the first 

residential lot in that Precinct. Precinct 2A provides 

adequate access and bushfire management to the low 

post-development bushfire environment.  No APZ or 

bushfire requirements are applied to proposed drainage 

reserves. Refer to Appendix M.  

 

Servicing  

8.  Clause 6.2 and Clause 7.9 of the MLEP 2011 requires Council to 

be satisfied that public utility infrastructure and essential services 

are available, or adequate arrangements have been made. The 

development should be supported with a Notice of 

Arrangements from Hunter Water Corporation confirming 

development can be connected to reticulated water and sewer. 

Consideration shall be given to infrastructure upgrades; suitable 

vehicular access, logical sequencing and any other impacts 

associated with essential service installation. Referral to Ausgrid 

will be undertaken during the assessment process, pursuant to 

Clause 2.48 of SEPP (Transport and Infrastructure) 2021.  

A response to the relevant clauses of the MLEP 2011 is 

provided in Table 7.  In summary, Precinct 2A will connect 

to the public utility infrastructure and essential services 

that will be in place prior to the first residential lot in 

Precinct 1A, and evidence of adequate arrangements are 

satisfied through that earlier DA.  Extension and 

connections will be required arising from Precinct 2A, and 

adequate arrangements have been made.  A HWC Notice 

of Arrangements specific to Precinct 2A will be provided 

under separate cover 

A Landscape Plan, Report and Streetscape  

9. A Landscape Plan, Report and Streetscape, is required for the 

proposed subdivision. The street tree layout should add to the 

character of the area, create continuous canopy at maturity, 

shade footpaths and help reduce urban heat island impacts.  

Landscaping is proposed with street tree layout 

contributing to character of the area and providing for a 

meaningful increase in canopy cover compared to the 

baseline. Please refer to Appendix D.  

Urban Design  

10. Urban Design Report, including Overall Masterplan, Staging Plan, 

Mobility plan and a Transport Permeability plan is to be provided 

with the development application. Lot/residential density within 

the development shall also form a key part of the urban design 

report. In terms of access to public transport, the report shall 

detail pedestrian connectivity to bus stops and bus routes.  

Council’s draft AURA DCP provides an overall urban 

structure and considerations of transport and movement 

network, which will be further guided by requirements of 

Precinct 2 (under concurrent review for exhibition), 

including any critical urban design requirements related to 

subdivision. A Staging Plan has been prepared which is 

provided in Appendix A, and a network of pedestrian 

paths are provided, consistent with Council standards, that 

connects Precinct 2A through to the sub-arterial road (bus 

route) delivered in Precinct 1A, including to pedestrian 

refuges and bus stops provided along its length. 

A Traffic Impact Assessment has been prepared which 

addresses connectivity and access to public transport. 

Refer to Appendix J.  

Staging Plan 

11. A Staging Plan should primarily demonstrate how the 

development will rely on or align with the delivery of new road 

connections and infrastructure delivery (i.e. reticulated water and 

sewer, electricity, stormwater drainage, access). It also should 

address the need for temporary turning heads, public bus 

transportation network, bushfire considerations (temporary 

easements for APZs).  

A Staging Plan is provided in Appendix A.  Precinct 2A 

relies on and connects to the sub-arterial road, including 

bus route and bus stops) and infrastructure that will be 

delivered prior to the first residential lot in Precinct 1A, and 

otherwise provides extension to the movement network, 

and new drainage basins. Temporary and permanent APZs 

are identified and will be in place, as well any temporary 

turning heads to future precincts and are relevant to 
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Item Council Comment  Comments 

individual stages within Precinct 2A (noting these have 

been minimised).  

Dedication of Land  

12. Dedication of land – any land to be dedicated to Council 

(including SWD basins, roads etc) must be clearly notated on 

development plans.  

The proposed roads will be dedicated to Council as public 

roads and shown on Plans. The proposed drainage reserve 

including stormwater management basins will also be 

dedicated to Council and are shown on the proposed 

plans.  Land for HWC infrastructure (Anambah 2 WWPS) 

that will be delivered in Precinct 1 will be either a separate 

lot transferred to HWC or in proposed drainage reserve 

land with applicable easements.  

C4 Zones  

13. C4 Zones – Provide building envelopes above flood planning 

levels. 

Building envelopes above the FPL for the C4 lots have been 

provided. Please refer to Appendix A.  

Crime Prevention Through Environmental Design 

14. Clear demonstration of application of Crime Prevention through 

Environmental Design (CPTED) principles particularly in relation 

to recreational areas. 

A CPTED report has been prepared and is provided in 

Appendix S, noting that Precinct 2A does not include any 

proposed public open space areas. 

15. Consider increased provision of park identified as .4ha to .5ha. 

Consideration also given to access from carparks to play spaces.  

This comment related to development other than Precinct 

2A, there is no park proposed under this DA.  

Engineering Advice  

1. Stormwater Quality and Quantity is to be addressed, including a 

Flood Impact Assessment. 

A Stormwater Management and Flood Report has been 

provided in Appendix F A Flood Compliance Report is also 

provided in Appendix T which outlines the flood 

management considerations for the proposed subdivision 

at Precinct 2A, based on the current LEP and DCP 

provisions. 

2. All roads shall comply with the requirements of Planning for 

Bushfire Protection 2019 and Council’s requirements.  

Please refer to the Bushfire Report which provides an 

assessment of the roads against PBP 2019 (Appendix M). 

3. All roads shall consider implementing Local Area Traffic 

Management Devices (LATM) to reduce speeding and increase 

safety for all road users.  

Noted. There is limited need for LATM for the roads within 

Precinct 2A. The road design supports safe and efficient 

movement within Precinct 2A and to connect to the 

movement network for AURA.  

4. A Transport Impact Assessment is to be submitted with any 

application.  

A Traffic Impact Assessment has been prepared and is 

provided in Appendix J.  

Strategic Planning Advice 

1. DCP and Precinct Plans timing – Draft Anambah DCP and Council 

report prepared ready for September meeting to go on public 

exhibition for 28 days.  

Council is currently exhibiting draft AURA DCP.  Precinct 

Plan provisions for Precinct 2, which this Proposal sits 

within, are submitted to Council concurrent to this 

Proposal.  Review and exhibition of that will occur 

concurrent to the DA and prior to determination. An 

assessment of this DA against the draft AURA DCP 

(exhibition version) is provided in Appendix R. Assessment 

against the Precinct 2 Precinct Plan will occur once it is 

reviewed by Council and exhibited  

2. Southern precinct (Precinct 2) will require details on landscaping 

along western and northern boundary of Anambah House as per 

landowners’ submission to the Planning Proposal and agreement 

between the then developer Stockland and landowner. 

Landscape plan and DCP to address landscape buffer along 

Anambah Road in specific locations e.g. visually prominent and 

residential zone interface with the road. It was agreed low lying 

The strategic planning response to the interface of AURA 

with Anambah House was the allocation of variable 

minimum lot sizes (1ha, 2ha and 3ha) to C4 environmental 

living zoned land, with clustered housing sites above the 

FPL.  Other development requirements will be determined 

through the Precinct 2 process, which Precinct 2A will be 

consistent with.  Precinct 2A introduces canopy and street 
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Item Council Comment  Comments 

areas and possibly C4 zoned areas may not need this 

requirement. Council to supply Roche Group details of previous 

agreements with Anambah House owner.  

tree planting that will provide a canopy setting to future 

built form when viewed from distant external viewers, 

including Anambah House.  Refer Appendix D.   The 

applicant is otherwise consulting with Anambah House, 

unrelated to development requirements within AURA.    

3. Draft Comprehensive DCP timing – report to Council February 

2026 for adoption.  

Noted.  

4. Contribution plan timing – Tender evaluation underway. Noted.  The applicant has also submitted a letter of offer to 

enter into a Voluntary Planning Agreement.  Council’s 

consideration and discussions are ongoing.  

Ecology Advice  

1. In accordance with principles outlined in Council’s Environmental 

Sustainability Strategy 2030, street and open space tree selection 

and positioning must be planned to maximise canopy cover 

within the residential precinct, where practicable, through 

consideration of species characteristics, growth form, and 

optimal siting to enhance shade and coverage. Tree species must 

be selected from Council’s approved tree list, unless an 

alternative species is demonstrated to be suitable and receives 

Council approval. A calculation of projected mature canopy cover 

should be provided with the landscape plan at DA Stage and with 

reasonable justification where 30% canopy cover targets cannot 

be met.  

The proposal achieves tree canopy coverage within road 

reserves of 28%. The proposed street tree landscaping 

selects species suited to the verge and optimises street 

tree assets for shade and canopy where practicable. Refer 

to Appendix D.  Additional canopy is provided outside 

roads to support other planning outcomes, including a 

vegetated riparian zone to a minor watercourse and for 

interfaces to Anambah Road.  The proposal is suitable 

given the absence of existing canopy cover and consistent 

with the approach justified in Precinct 1A. 

2. There are recent Latham’s snipe records in the locality and 

marginal roosting habitat for this species exists on site. Targeted 

survey should be undertaken to inform an assessment in 

accordance with the EPBC Act to determine whether a significant 

impact is likely. Survey timing should align with migratory periods 

in southeastern Australia (approx. August to November).  

The area of Precinct 2A was surveyed following 

consultation with Council, and the species was not 

detected. Refer to Appendix K.  

3 Key Fish Habitat across wetland in C4 requires assessment in 

accordance with Section 3.3 ‘General requirements for 

developments’ in Policy and Guidelines for Fish Habitat. Indirect 

impacts to KFH need to be assessed.  

The impacts to Key Fish Habitats have been considered by 

MJD Environmental under the Biodiversity Advice Letter as 

it relates to the second order watercourse. It was 

determined that is unlikely to form key habitat for any 

threatened fish, or provide passage to or from key habitat 

to other habitats except in periods of heavy rainfall. Refer 

to Appendix K.  

4. Application requires consideration of C4 objectives relating to 

adverse impacts to areas with special ecological value. The 

wetland area to the south should be the focus of this 

consideration. A Vegetation Management Plan across this area 

would potentially address the objectives (dependent on Latham’s 

snipe targeted survey outcomes).  

There is limited (no) areas of special ecological value within 

or directly adjoining Precinct 2A. A Riparian Vegetation 

Management Plan (RVMP) has been prepared to support 

the DA and is provided in Appendix L.  

Heritage Advice 

1. The proposal shall consider the impacts (i.e. visual impacts) on 

the State Heritage item – I3 – Anambah House.  

Anambah House is located south along Anambah Road; 

Precinct 2A is a considerable distance from the curtilage of 

this heritage item and its primary heritage view lines.  The 

contextual relationship between AURA and Anambah 

House were considered at the strategic planning phase.  

Canopy and street tree planting proposed within Precinct 

2A will aid filtering of distant views into AURA and no 

further visual impact assessment is considered necessary.   

2. An Aboriginal Cultural Heritage Assessment (ACHA) is to be 

submitted as well as a search of the AHIMS database and review 

of the site history to generally address clause 5.10 of the MLEP. 

Any matters identified will need to progress to either a Due 

Diligence report and/or Heritage Impact Statement.  

An Aboriginal Cultural Heritage Assessment Report 

(ACHAR) was prepared by GML for the DB20 Pty Limited 

overall landholdings inclusive of both Precinct 1A (subject 

to DA/2025/486) and Precinct 2A. This provides assessment 

of potential Aboriginal heritage sites for those lands. The 

ACHAR completed is comprehensive, informed by 
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Item Council Comment  Comments 

extensive excavations and ongoing consultation with 

Registered Aboriginal Parties. 

Consultation with Heritage NSW (14 November 2023) 

confirmed that a whole of DB20 land Aboriginal Heritage 

Impact Permit (AHIP) would be issued, allowing for the 

implementation of these ACHAR management strategies.  

GTAs have been granted for Precinct 1A and sought for 

Precinct 2A until an overarching AHIP is in place. 

GML have provided a letter to summarise the key 

outcomes and recommendations of the ACHAR as it relates 

to Precinct 2A. Refer to Appendix O and Appendix P.  

Environmental Health Advice  

1. An overall analysis and due consideration shall be given to noise, 

odour, pollution, traffic, contamination, stormwater, heritage 

impacts and views.  

Consideration for the relevant environmental impacts have 

been considered in this SEE and in the supporting 

assessments.  

2. A Preliminary Site Investigation report is required under clause 

4.6 of SEPP (Resilience & Hazards) 2021 to assess the site history, 

and the existing dam. Dependent on the outcome of the report, 

further studies may be required. Council needs to be satisfied 

the site is suited for residential purposes.  

A Preliminary Site Investigation (PSI)has been prepared and 

is provided in Appendix I. The site is considered suitable 

for the proposed activity and land use and no further 

studies are required 
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3.0 Site Analysis 

3.1 Site Location and Context 

The location of the Proposal sits within the suburb of Anambah, in the Maitland Local Government Area (LGA). Anambah is 

located within the Hunter Region and is located approximately 4 km northeast, 5 km west of Rutherford and 38 km 

northwest of Newcastle. The site’s locational context is shown at Figure 2 . 

The Proposal forms part of the broader Anambah Urban Release Area (AURA) and will be accessed via the sub-arterial road 

constructed in Precinct 1A, connecting through to Wyndella Road off New England Highway. New England Highway is part 

of a primary route which connects the Upper Hunter with Maitland and Newcastle, which is also now catered for by the 

Hunter Expressway and links developed and planned towns across west Maitland.  

The urban release areas of Lochinvar (LURA) and Anambah (AURA) reflect the area’s current transition from primarily rural 

land uses to an increasing focus on residential and urban land uses.  Both these urban release areas are recognised in the 

Maitland Local Strategic Planning Statement 2040+ (LSPS) as key contributors to the supply of greenfield housing for the 

Greater Newcastle area. This is supported through the Maitland Housing Strategy 2041 which identifies specific areas for 

urban growth along the New England Growth Corridor that will contribute to housing supply in the area.  

The site’s locational context is shown at Figure 2. 

 

Figure 2 Locational Context Map 

Source: Nearmaps, Colliers Urban Planning  

3.2 Site Description 

The Proposal forms the second DA of subdivision for DB20 Pty Limited landholdings within AURA. The site for the 

purposes of this DA is identified in the site aerial map, provided as Figure 3 below. It covers an area of approximately 

29.7 hectares and is irregular in shape. The extent of the Proposal is located across part of two (2) lots legally identified as 

Lot 2 DP 1110433 and Lot 1 DP 1110433. The land is owned by DB20 Pty Limited.   It directly adjoins and connects to 

Precinct 1A (DA 2025/486) and the sub-arterial road network that will be constructed prior to the first residential lot in 

that precinct.  
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Figure 3 Site Aerial Map 

Source: Nearmap / edited by Colliers Urban Planning 

3.2.1 Topography  

The natural soil elevation across the development ranges from approximately 32-34m AHD on the western boundary to 

approximately 20m AHD at the northern boundary towards the ephemeral creek. Topographically the site is situated in 

an area of gently undulating terrain, predominantly consisting of broad, convex hills covered by established pasture grass 

used for grazing. The drainage lines are broad, shallow with sediment infill within the ephemeral watercourse and drain 

usually in a north-east direction. 

3.2.2 Geology and Soils  

The site is underlain by the Lochinvar Formation comprising marl, siltstone, and sandstones. Onsite soil landscapes have 

been identified to comprise of Braxton. 

The site consists of undulating rises to low hills and creek flats, elevations range from 50 – 80 m, slopes from 3 – 5%. 

Slope lengths are up to 600 m and local relief of 10 – 40 m. Much of this landscape has drainage lines, spaced at 400 –

1,500 m intervals. Tunnel and gully erosion is encountered due to high dispersibility. Light erosion is associated with 

alluvial and siliceous sands. 

The site is not located within a Mine Subsidence district. The site is located within Class 5 of Acid Sulfate Soil classification. 

Refer to the Geotechnical Investigation at Appendix H for further detail.  

3.2.3 Hydrology  

A riparian assessment prepared by MJD Environmental (Appendix L) indicates that the site contains two watercourses, 

including a marginal first order watercourse and to the south of a second order watercourse.  These watercourses 

generally flow, ultimately, into the Hunter River through existing culverts under Anambah Road.  
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Figure 4 Watercourses with Stage 2A 

The Hunter River Branxton to Green Rocks Flood Study (WMA Water, September 2010) describes the existing flood 

environment.  Parts of Precinct 2A are affected by flooding from the Hunter River and sit within the 1% AEP Flood level of 

19.9m AHD as shown in Figure 5. It is noted that flood levels were used in part of inform existing zoning boundaries.  

A flood assessment has been prepared in accordance with Maitland LEP 2011 and MDCP 2011. It was concluded the 

proposed development would have a negligible impact on flooding outside of the Site and should be considered 

permissible. Refer to Appendix F and Appendix T. 
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Figure 5 Flood Levels 

3.2.4 Vegetation 

The Biodiversity Advice Letter prepared by MJD Environmental (Appendix K) describes vegetation within or directly 

adjoining Precinct 2A. Specifically, the site is dominated by grazed pasture, with no native vegetation with the exception of 

one eucalypt tree in poor health. The site consists of predominantly exotic grass species, including Briza subaristata and 

Paspalum dilatatum which are classed as low and there is no extant plant community at Precinct 2A.   The current and 

historical land use has resulted in the modification of native vegetation present, impacting the structure and floristic 

composition of vegetation.  

3.3 Surrounding Development 

The site is encompassed by a combination of current rural and grazing land. The surrounding context of the site can be 

described as follows (shown in Figure 6):  

The following is relevant to the external context:   

• North: Directly north of the site is a riparian corridor identified as a second order watercourse. Further north of the 

site is rural land zoned as RU2 Rural Landscape and land which makes up the northern balance of the AURA including 

land zoned as R1 General Residential, E1 Local Centre and RE1 Public Recreation, established for future development. 

Further north of the site is the Riverbend Quarry, located in Gosforth and the Hunter River, and the Gosforth 

community.  
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• East: To the east of the site is Anambah Road and dams used for farming activity in the Hunter River floodplain area 

further east. Anambah House is located on the eastern side of Anambah Road to the south-east, some 700m from the 

proposed extent of works.  

• South: South and south-west of the site is rural grazed lands zoned C4 Environmental Living and R1 General 

Residential which are part of AURA, including a large dam. Further south is Windella, a large lot residential estate 

zoned R5 – Large Lot Residential with pockets of bushland, and further south is the Maitland Landing Ground, the New 

England Highway which provides primary access to the site via Wyndella Road. Further south are employment areas 

(including developed employment lands and lands zoned for employment).   

• West: Directly west of the site is the Precinct 1A (DA1) site, currently undergoing assessment for urban development, 

and including the sub-arterial road network that will connect westwards. The remaining portion of the AURA to the 

west consists of rural land zoned for R1 General Residential for future development. Moving even further west the 

land is zoned C4 Environmental Living and RU2 Rural Landscape.   To the south-west of AURA is Lochinvar Urban 

Release Area (LURA) which is under development.  

 

 

Figure 6 Current zoning surrounding the DA2 site (outlined in red) 

Source: GCA Engineering Solutions 
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4.0 Description of Development 

This DA seeks approval for the staged subdivision of the site, compromising: 

• The subdivision of parts of Lot 2 DP 1110433 and Lot 1 DP 1110433 to be delivered across up to 8 stages,  

− 159 standard residential lots 

− 6 large lots 

− 1 super lot  

− 2 drainage reserves (including basin 3A and basin 4A)  

− 1 residue lot for future development 

− Dedication of public roads 

• Site earthworks and grading for final residential lots, landscape shaping, boundary interfaces and roadway levels 

including removal of vegetation.  

• Design and construction of infrastructure, including: 

− Internal roads and connection to the roundabout and sub-arterial road network proposed under Precinct 1A 

− Pedestrian walkways, shared paths and cycleways; 

− Road reserve and landscaping; 

− Stormwater drainage infrastructure;  

− Provision of utility infrastructure  

− Inter-lot and basin retaining wall; 

− Bushfire management including temporary and permanent asset protection zones over pastures. 

• Associated landscaping including street tree planting and basin, pathway and drainage reserve planting.  

• Riparian rehabilitation (first order stream) and vegetation management 

• Amendment to temporary stockpile created by other earlier development (including Precinct 1A) for use during site 

earthworks and otherwise for future uses of excess material within DB20 Pty Ltd landholdings. 

The proposal is illustrated in the appended plans including:  

• DA2 Lot Layout Plans at Appendix A; 

• Concept Civil Plans prepared by GCA Engineering Solutions at Appendix B; 

• Landscape Plans at Appendix D;  

• Draft Riparian and Vegetation Management Plan Appendix L; 

• A range of easements will be required prior to lot registration (including inter-allotment drainage) and any provisions 

required to limit lot access (other than pedestrian access), as well as temporary asset protection zones.  

Future dwellings on the site will be subject to either development applications or complying development certificates at a 

future date – no dwellings are proposed as part of this DA. 
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An excerpt of the Civil Works Plan demonstrating the proposed extent of civil works is shown in Figure 7, and an excerpt 

of the Subdivision Plan is shown in Figure 8 below. 

 

Figure 7 Extent of Works Plan 

Source: GCA Engineering 
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Figure 8 Precinct 2A Subdivision Lot Layout Plan   

Source: GCA Engineering Solutions 

4.1 Subdivision Lot and Mix  

The Proposal includes the creation of 159 Torrens title allotments, primarily for the purposes of residential development 

with one (1) super lot (to be the subject of future multi-dwelling housing) and six (6) large lots (with building areas above 

the flood planning level). Additionally, two drainage reserve lots are proposed to contain Basin 3A and Basin 4A (and 

potentially also to capture the HWC Anambah 2 regional water waste pump station under easement if HWC do not accept 

the infrastructure on a separate lot transferred to them), and one residue lot for future development. A summary of the 

proposed lots is detailed in Table 2 and is shown in the Plan of Subdivision provided at Appendix A and above in Figure 

8. 

The proposed residential lots are generally regular in shape, except for several corner lots that are irregularly shaped as a 

result of the proposed internal road layout. The standard residential lot sizes range from 451m2 to 1,240m2.  

The Proposal also include 6 large lots within the C4 Environmental Zone, ranging in size from 1.327ha to 2.947ha. 

Generous building envelopes outside the FPL for the C4 lots have been provided, which the capacity to cater for range of 

dwelling types. 

The key numerical development information is summarised in Table 2.  

Table 2 Key development information

Component Proposal 

Site area 29.7 Hectares  

Number of lots 159 residential lots, one super lot and six large lots with two drainage reserve lots and one residue 

lot. The proposed subdivision will be delivered across up to eight stages.  



 

8 December 2025 | Statement of Environmental Effects | 2230592 Page | 24 

Residential lot size 451m2 to 1,240m2 

Large lot size  1.29 Hectares to 2.95 Hectares  (building envelopes above the 1% AEP within the range of 985m2 

to 1,824m2) 

Super lot  1.89 Hectares (18,943m2) 

Road Network New roads proposed including: 

• Small extension to Sub-arterial road (type 1); 

• Section of Sub-arterial road (type 3) 

• Primary collector road; and 

• Local roads (of various types).  

 

4.2 Super Lot Future Development Options  

The proposal seeks to create one (1) super lot (proposed Lot 1004 with an area of 18,943m2, or 1.89ha. The proposed 

super lot has multiple road frontages, with a 261.1m frontage to the sub-arterial road delivered under Precinct 1A, with 

frontages also to local roads including Road 1 (cul-de-sac) to the north, Road 3 (to the south) and a section of Road 4 (to 

the south-east). Access to the super lot will be provided from the road frontages and determined as part of its future 

development.  The super lot also adjoins a drainage reserve and the side boundary of a large lot to its east. This lot has 

been identified for future multi-dwelling housing given its proximity, in the future, to the town centre and local sports 

field precinct zoned to the north of the watercourse, and the active movement network and linear open space networks 

to the west.   

The super lot is proposed to be provided as an opportunity for future multi-dwelling housing in this part of the AURA. 

Further development of the super lot will be subject to future separate development applications and will be guided by 

relevant development controls. Noting that if the super lot is not used for multi-dwelling housing, and subject to separate 

applications, the super lot could be further subdivided for standard lots.  

4.3 Staging  

The subdivision will be staged over up to eight separate stages as illustrated in Figure 9 and Table 3 below, noting 

consecutive stage numbering follow from stages proposed in Precinct 1A (DA 2025/486).  

Parallel road lots to the section of sub-arterial road to be constructed east of the roundabout sit in their own proposed 

stage (Stage 11A), to facilitate future built form addressing and interacting with both road frontages irrespective of access 

being denied to the sub-arterial link (in the same manner established for parallel toad lots in Precinct 1A).  

 

Standard residential lots which share a boundary with the residue land that will be a future extension to the sub-arterial 

road sit in their own stage (Stage 11B), to similarly facilitate future built form addressing both road frontages in the same 

manner established for parallel road lots in Precinct 1A. 

 

Table 3 Proposed Staging of Precinct 2A (DA2) Subdivision 

Stage  Lot Yield  

Stage 5  43 

Stage 6 28 

Stage 7  22 

Stage 8  21 

Stage 9 27 

Stage 10  4 

Stage 11A 11 
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Stage  Lot Yield  

Stage 11B 10 

 

 

Figure 9 Proposed Staging Plan DA2  

Source: GCA Engineering Solutions 

4.4 Riparian Management  

A Riparian Vegetation Management Plan (RVMP) has been prepared by MJD Environmental and is attached at Appendix L. 

The RVMP addresses the two watercourses relevant to the site, as described in Section 3.2.3. Accordingly, two Vegetation 
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Management Areas are proposed (Area 5 and Area 10), as shown in Figure 10 below. Area 5 will be triggered as part of 

Stage 5 works, and Area 10 will be triggered as part of Stage 10 works (or earlier at the discretion of the applicant). 

  

Figure 10 Proposed Vegetation Management Areas 

Source: MJD Environmental 

The proposed riparian and vegetation works are as follows:  

• Primary and secondary weed control of priority weeds for both Area 5 and Area 10  

• The revegetation of Area 5 consistent with first order watercourse vegetated riparian zone (VRZ) requirements (10m 

each side, 20m total VRZ). 

Under the proposal, only the southern banks of the second order watercourse are captured in the VMP works (Area 10), 

as no works are proposed on the northern lands, and future works will be associated with the northern banks. The 

associated VMP extent has been confined to that part of the watercourse directly interfacing with Precinct 2A works. That 

area will be subject to future construction impacts from infrastructure works (such as future extension of the sub-arterial 

road across the watercourse, future extension of utility infrastructure and future extension of an offroad cyclist link to 

Anambah Road), highly likely to damage or destroy ongoing revegetation efforts. Therefore, no revegetation works are 

proposed in Area 10. Critical weed eradication works are included for Area 10. Refer RVMP for specific details. Future 

construction impacts will likely trigger future VMP requirements that will consolidate the riparian corridor of the second 

order watercourse. 

4.5 Earthworks 

Civil Engineering Plans prepared by GCA Engineering Solutions illustrate the final graded levels of the site and are 

included at Appendix B. The cut and fill at the site varies across the site dependant on existing and proposed levels to 

provide for suitable interface to the road network established by Precinct 1A, and suitable road grades and lots, as 

indicated in the cut and fill plan shown in Figure 11 below. The total cut at the site is 59170m3 and total fill is 130,720 m3. 

The pavement volume is estimated as 18,190m3 resulting in an overall shortfall of 53,360m3. This shortfall will be taken 

from the existing DA1 stockpile on site and no earthwork import to site will be required. 

Stormwater management basins are sited below the 1% AEP contour. To limit impacts to flood storage, a combination of 

cut and fill for the basins (which sit in flood fringe and flood storage areas) has been designed, with cumulative 

consideration also given to any earthworks below 1% AEP proposed in adjoining Precinct 1A.  There is no excess fill in the 

flood storage area arising from Precinct 1A and 2A combined.  
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Figure 11 Cut and Fill Plan 

Source: GCA Engineering Solutions  

4.6 Water Management  

A Stormwater Management and Flood Report has been prepared by GCA Engineering Solutions and is provided at 

Appendix F.  Four catchments are addressed within the report (noting that development is not proposed in Catchments 1 

and 2, with minor adjustments only to their sizes arising from site regrading). Within Catchment 3 and 4, the post 

development scenario divide them into sub-catchments A and B, to differentiate the urbanised areas from the 

catchments that remain undeveloped (generally being the large lots with areas below the floodplain).  Allowances have 

been made for areas of the large lots to drain into the urbanised catchment for stormwater management purposes and 

with the super lot modelled for its intended multi-dwelling housing purpose as illustrated in Figure 12.: 

Stormwater management at the site prioritises the captured stormwater from most of the lot and road areas by 

conventional pit and pipe drainage networks located in the street or in inter-allotment drainage where required. 

Stormwater will be managed through the construction of gross pollutant traps and combined bioretention and detention 

basins (Basin 3A and Basin 4A) located within catchments 3A and 4A. Typical basin sections are illustrated in Figure 13 

below.  For clarification, it is noted that in some reporting/figures Basin 4A is also labelled Basin 4B (it is the same basin). 
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Basin 4A overflows to the first order watercourse towards culverts in Anambah Road.  Basin 3A overflows to a drainage 

line towards culvert in Anambah Road.  Conservatively, downstream drainage easements will be provided to the extent 

required through to Anambah Road to ensure ongoing legal points of discharge.  

 

Figure 12 Catchment Plan  

Source: GCA Engineering Solutions 

 

Figure 13 Typical Sections of Proposed Basins 

Source: GCA Engineering Solutions 
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4.7 Road Network and Access 

The proposed road layout is demonstrated within the Civil Engineering Plans at Appendix B and Precinct 2A Lot Layout 

Plans at Appendix A. The site will be accessed via a sub-arterial road which is intended to be delivered under Precinct 1A 

from the west.   

Within each stage, access to residential allotments is via the road network to be constructed in Precinct 1A and new 

proposed internal roadways. No direct access is proposed to Anambah Road.  Specifically, the minor extension to  Road 

TR2 and the section of TR5 form part of the broader sub-arterial road network to service the AURA, including connection 

with Precinct 1A to the west. Road TR2 extension in Stage 10 provides connection to a perimeter road that separates 

development from the second order watercourse and access to the large lots in the northern portion of the site and the 

super lot.  The section of TR5 east of the round-a-bout is proposed as part of this application and is intended to be access 

denied for driveways and excluding any local road intersections on both sides. Road STR2/4 will provide connection to the 

south of the site. Key features of the road network include: 

• Local road intersections are offset to avoid four-way intersections, with a minimum offset provided to the minor road 

intersection where discussed with Council during pre-DA discussions 

• Street block lengths are generally less than 240m, providing connectivity and permeability. 

• An interconnected and permeable pedestrian network is provided with a footpath provided on one side of local and 

collector roads, and both sides of the sub-arterial roads.  Pathway only connections, outside the road reserves are also 

provided from the north and south neighbourhoods to connect internal residents to the access denied sub-arterial 

road.  

• Extensions of the dual-directional cycleway network along the sub-arterial roads 

Refer to Table 4 and Figure 14 for an overview of the proposed road hierarchy, with detailed sections of each road 

provided at Appendix B.  

Table 4 Proposed Road Network Details  

Road 

Name 

Road Type  Road Reserve 

Width  

Footpath Width 

Left/Right 

Carriageway and Parking 

Bays  

Verge  Kerb Type  

TR2 Sub-arterial  

(no driveway 

access to 

widened 

verge side) 

26.75m  1.5m both sides  

3.0m dual direction 

cycleway on one side 

) 

7m Carriageway  

3m parking lanes  

9.25m West 

4.5m East 

Upright 

kerb in 

accordance 

with MCC 

STD DWG 

SD004  

TR5 Sub-arterial 

(no driveway 

access or 

local road 

intersections 

both sides) 

26.25 m 1.5m both sides  

 3.0m dual direction 

cycleway on one side 

 

14m Carriageway  4.5m South 

7.75m North 

Upright 

kerb in 

accordance 

with MCC 

STD DWG 

SD004  

STR2/4 Primary 

collector 

20m 1.5m one side  

 

11m Carriageway  4.5m Verge 

both sides 

Upright 

kerb in 

accordance 

with MCC 

STD DWG 

SD004  

04,06,13, 

part 03, 

part 07  

Local 

(Bushfire 

Access) 

19.5m 1.5m one side  

 

10.5m Carriageway 4.5m Verge 

both sides 

Roll Kerb in 

accordance 

with MCC 

MOES STD 

DWG SD004 

01 Local 

(Perimeter) 

17m 1.5m one side  

 

10.5m Carriageway 

No parking on north side 

4.5m South 

2.0m North  

Roll Kerb in 

accordance 

with MCC 

MOES STD 

DWG SD004 
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Road 

Name 

Road Type  Road Reserve 

Width  

Footpath Width 

Left/Right 

Carriageway and Parking 

Bays  

Verge  Kerb Type  

05, 08, 14 

Part 07 

CH 145 – 

End 

Part 03 

CH 135- 

End 

Local 17m 1.5m one side  

 

8m Carriageway 4.5m Verge 

both sides 

Roll Kerb in 

accordance 

with MCC 

MOES STD 

DWG SD004 

 

Figure 14 Internal Road Network 

Source: Stantec 

Precinct 2A includes a section of sub-arterial road (TR5) east of the Precinct 1A roundabout.  Whilst public road 

connection to Anambah Road is not triggered or required, the section has been included through to the edge of the 

southern proposed drainage reserve, as construction of the road at a future time (with the basin and residential lots 

either side) would be problematic.   Past the drainage reserve, no road connection is proposed but allowances are 

provided to ‘future proof’ the edges for future extension of the sub-arterial road to Anambah Road including a future 

intersection and potential future works along Anambah Road itself.  This includes a ‘base’ residue area pending future 

road design, construction and dedication, set from the residential zone boundary.  Additionally, lands to the south of the 



 

8 December 2025 | Statement of Environmental Effects | 2230592 Page | 31 

residue in the rear of large lots (and outside any developable area within them), around the future intersection to 

Anambah Road and along Anambah Road have been conservatively identified for covenants to support future carrying 

out of works and/or dedication of land for public road reserve.  

4.8 Utilities  

Suitable arrangements to provide essential services have been or will be established for the site via lead in and otherwise 

will be internally reticulated through the Proposal.  

Extension of lead in electricity and telecommunications services lines are subject to separate design and approvals by 

authorities, and are then provided within the proposed road reserves as internal reticulated services as indicated in the 

typical road sections shown in the Civil Engineering Plans at Appendix B. Stormwater infrastructure utility allocations are 

also outlined within the Civil Engineering Plans at Appendix B.  

4.9 Landscaping 

The proposed landscaping works comprise street trees, canopy landscaping and planting associated with the proposed 

basins. Excerpts of the landscape masterplan and the street tree layout is shown in Figure 15 and  Figure 16 below. The 

predicted canopy cover of street trees is 13,180m2, equating to 28.1% of the road reserve area. Refer to the Landscape 

Plans prepared by Terras Landscape Architects at Appendix D for further detail.   

The rear of standard residential lots are setback from the Anambah Road reserve by 20m and greater, with canopy tree 

planting proposed in that setback.  The canopy trees will, over time, filter views along Anambah Road, focused where 

standard residential lots are in proximity. These trees will be established with the subdivision works and contained in 

large lot areas.   Future proposals along Anambah Road may or may not require removal of some canopy but are 

unknown and a matter to be considered when future works are proposed.   

Standard fencing controls for large lot boundaries that sit below the 1% AEP will apply to future owners, and a consistent 

fencing treatment to the rear of residential lots facing Anambah Road will be required by future owners.  

 

Figure 15 Landscape Masterplan  

Source: Terras Landscape Architects  
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Figure 16 Street Tree Layout 

Source: Terras Landscape Architects  
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5.0 Planning Assessment 

Under Section 4.15(1) of the Environmental Planning & Assessment Act 1979 (EP&A Act), in determining a DA the consent 

authority must consider a range of matters relevant to the development. These include the provisions of environmental 

planning instruments; impacts of the built and natural environment; the social and economic impacts of the 

development; the suitability of the site; and whether the public interest would be served by the development. 

The assessment includes only those matters under Section 4.15(1) that are relevant to the proposal. The planning issues 

associated with the proposed development are assessed below. 

5.1 Relevant Legislation  

5.1.1 Acts of Parliament 

Under Section 4.46(1) of the EP&A Act, Integrated Development requires consent and respective approvals from the 

relevant approval bodies in order for development to be carried. The relevant Federal and State Legislation is discussed in 

Table 5 below.  

Table 5 Relevant NSW and Federal Acts of Parliament 

Acts  Assessment 

Environmental Protection and 

Biodiversity Conservation Act 1999 

The EPBC Act aims to protect Matters of National Environmental Significance (MNES) including 

wetlands of international importance, threatened species and communities and listed 

migratory species. An action that may or is likely to have a significant impact on MNES should 

be referred to the Commonwealth to determine whether it is a Controlled Action that requires 

approval from the Commonwealth. MNES have not been identified on or near the 

development site in the BDAR.  

 

A Biodiversity Advice Letter (Appendix K) prepared by MJD Environmental confirms that with 

the exception of one eucalypt tree in poor condition, no native vegetation is being removed at 

the site and therefore in the absence of native vegetation and based on considerations, no 

referral under the EPBC Act is required for the site.  

Biodiversity and Conservation Act 

2016 

The Biodiversity and Conservation Act 2016 (BC Act) aims to maintain the health and resilience of 

the environment at a state scale. A Biodiversity Advice Letter has been produced by MJD 

Environmental (Appendix K) which provides assessment under the BC Act examining the 

likelihood of the proposal having a significant effect on any threatened species, populations or 

ecological communities listed under the NSW BC Act.  

The Biodiversity Advice Letter concludes that the Proposal will not result in significant impacts 

to ecological communities listed or threatened species and therefore further assessment 

under the BC Act is not required.  

Environmental Planning and 

Assessment Act 1979 

(EP&A Act) 

The EP&A Act identifies those matters to be considered as part of an assessment of 

development including the objects of the Act. Development consent for the Proposal is 

required under Part 4 of the EP&A Act. This SEE provides an assessment of the development 

based on Part 4 of the EP&A Act. An assessment of the Proposal against the objects of the Act 

is provided below: 

Objects of the EP&A Act  

(a) to promote the social and economic 

welfare of the community and a better 

environment by the proper management, 

development and conservation of the State’s 

natural and other resources,  

The Proposal will provide a range of social 

and economic benefits through the provision 

of increased housing supply in a growing 

regional area. It has been designed with 

consideration of the site’s environmental 

constraints and does not result in any 

significant adverse environmental impacts as 

addressed in this report and supporting 

documentation. A Social Impact Assessment 

has been prepared to address development 

in the southern catchment of the AURA, which 

includes this DA. Refer to Appendix Q.  
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Acts  Assessment 

(b) to facilitate ecologically sustainable 

development by integrating relevant 

economic, environmental and social 

considerations in decision-making about 

environmental planning and assessment,  

This DA seeks approval for subdivision and 

associated civil works at the site only. 

However, this DA establishes implementation 

plans and ongoing management for riparian 

rehabilitation and street trees and 

landscaping otherwise absent across the 

existing degraded rural landscape. An 

assessment of the environmental, economic 

and social considerations has been addressed 

throughout this SEE and the accompanying 

consultant reports. 

(c) to promote the orderly and economic use 

and development of land,  

The Proposal promotes the orderly economic 

use and development of the site through 

facilitating the delivery of a future new, high-

quality residential subdivision supported by 

the necessary infrastructure for the site. It 

proposes to commence development in the 

southern part of the AURA connecting to lead 

in infrastructure that will be in place from 

earlier development (Precinct 1A) to enable 

delivery of the broader AURA in a managed 

and efficient manner 

(d) to promote the delivery and maintenance 

of affordable housing,  

The Proposal includes a range of lots sizes 

which will accommodate for a diversity of 

housing types. This subdivision will support 

the overall delivery of increased housing 

supply in regional NSW.  

(e) to protect the environment, including the 

conservation of threatened and other species 

of native animals and plants, ecological 

communities and their habitats,  

The Biodiversity Advice Letter at Appendix K 

demonstrates that the Proposal does not 

pose a significant impact to the conservation 

of threated and other species of native 

animals and plants.  

(f) to promote the sustainable management 

of built and cultural heritage (including 

Aboriginal cultural heritage),  

A comprehensive Aboriginal Cultural Heritage 

Assessment Report (ACHAR) and Aboriginal 

Cultural Heritage Assessment Letter has been 

provided at Appendix O and Appendix P. 

Further assessment is provided at Section 

5.6.10. 

(g) to promote good design and amenity of 

the built environment,  

The Proposal promotes a street layout and 

design which will provide a high level of 

amenity to the future built environment. This 

is supported through the provision of street 

trees and pedestrian pathways. 

(h) to promote the proper construction and 

maintenance of buildings, including the 

protection of the health and safety of their 

occupants,  

This DA does not include the construction or 

maintenance of buildings.  

(i) to promote the sharing of the responsibility 

for environmental planning and assessment 

between the different levels of government in 

the State,  

Consultation has been undertaken with 

various levels of government and government 

agencies throughout the preparation of the 

DB20 development applications. Further, a 

pre-DA meeting was held on 14 August 2025 

with Council to discuss the proposed 

subdivision layout which has been since 

amended to respond to council’s comments 

and technical assessments.  
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Acts  Assessment 

(j) to provide increased opportunity for 

community participation in environmental 

planning and assessment.  

Community consultation will be carried out 

during the exhibition stage of this DA. 

Fisheries Management Act 1994 MJD Environmental completed a review of the Fisheries NSW Spatial DATA 'Key Fish Habitat 

Mapping' that indicates the second order watercourse situated directly to the north of the site 

features mapped key fish habitat. While this watercourse is ephemeral, it experiences 

frequent low flows and is unlikely to serve as key habitat for any threatened fish or facilitate 

passage to or from key habitat, except during periods of heavy rainfall. Accordingly, MJD 

Environmental confirm the development application does not involve any activities that would 

necessitate a permit under the Fisheries Management Act 1994. 

NSW Heritage Act 1977 Approval is not required under the Heritage Act 1977 as the site is not a state or locally listed 

heritage item. Further, while Anambah House is located south along Anambah Road, the site is 

a considerable distance from the curtilage of this heritage item and is therefore not directly 

relevant to the Proposal 

National Parks and Wildlife Act 1974 The National Parks and Wildlife Act 1974 relates to the establishment, preservation and 

management of national parks, historic sites and certain other areas and the protection of 

certain fauna native plants and Aboriginal objects. An ACHAR has been prepared for the wider 

AURA site by GML Heritage to determine if there were any objects of Aboriginal significance 

within the broader study area. The ACHAR and an Aboriginal Heritage Cover Letter is provided 

to affirm that the proposed development is acceptable from a cultural heritage perspective 

and provides specific recommendations for Precinct 2A (Appendix O and Appendix  P) The 

Proposal is further assessed in Section 5.6.10 of this SEE.   

Protection of the Environment 

Operations Act 1997 

The Protection of the Environment and Operations Act 1997 (POEO Act 1977) sets the 

requirements for certain operations to obtain an Environment Protection Licence (EPL) from 

the Environment Protection Authority. Schedule 1 of the POEP Act sets out the activities and 

operations that require an EPL. 

The proposed activity does not involve undertaking a scheduled activity and therefore an EPL 

would not be required.  

Roads Act 1993 The Proposal includes new roads to service the future residential lots. The Roads Act 1993 

specifies that any plan of subdivision that intends to dedicate land as a public road requires 

that road to be declared as a ‘public road’ under the Act. Similarly, the Roads Act requires any 

work to existing roads requires a s138 approval. This DA will provide local intersections and 

connections to the sub-arterial road that will be dedicated as public road, at which time s138 

approval may be required. That road will be a local public road and therefore Council is the 

relevant roads authority.  

Rural Fires Act 1997 The proposed activity triggers the requirement to obtain a Bushfire Safety Authority under 

s100B of the Rural Fires Act 1997 as the works involve the subdivision of bush fire prone land 

that could lawfully be used for residential or rural residential purpose. The DA will be referred 

to the Rural Fire Service (RFS) to obtain General Terms of Approval.  

Water Management Act 2000 The Water Management Act 2000 (WMA 2000) addresses the protection and management of 

water. There is one ephemeral watercourse located north of the site which is identified as a 2nd 

order stream under the Stahler Stream Order and based on historical determinations and field 

verification (refer to Appendix K and Appendix L).  A minor first order watercourse is located 

within Precinct 2A, which has limited features and functions as a drainage line.   

As the proposal includes works within 40 metres of a watercourse, a controlled activity 

approval (CAA) issued by the NSW Natural Resources Access Regulator is required in 

accordance with Section 91 of the Water Act. Refer to Appendix L which provides information 

on riparian assessment and the nature of proposed vegetation management works associated 

with the two watercourses.   .  

 

5.2 Environmental Planning Instruments 

The DA’s consistency and compliance with the relevant environmental planning instruments (EPI) in accordance with 

Section 4.15(1)(a)(i) is considered in the sections below. Any variations to the key standards and guidelines highlighted in 

the table are discussed in the following sections of this environmental assessment. 
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5.2.1 State Environmental Planning Policies 

The relevant state environmental planning policies are assessed in Table 6 below. 

Table 6 Summary of consistency with State Environmental Planning Polices

Plan Assessment 

State Environmental Planning 

Policy (Resilience and Hazards) 

2021  

 
 

Chapter 4 of State Environmental Planning Policy (Resilience and Hazards) 2021 (Resilience and 

Hazards SEPP) regulates the remediation of contaminated land for the purpose of reducing the risk 

of harm to human health or any other aspect of the environment.  

Section 4.6 stipulates that a consent authority must not consent to the carrying out of development 

unless:  

• It has considered whether the land is contaminated, and if the land is contaminated, it is 

satisfied that the land is suitable in its contaminated state (or will be suitable after remediation) 

for the purpose of which the development is proposed to be carried out.  

• If the land requires remediation to be made suitable for the purpose for which the 

development is proposed to be carried out, it is satisfied that the land will be remediated 

before the land is used for that purpose.  

A Preliminary Site Investigation has been prepared by EP Risk and is provided at Appendix I and has 

completed initial testing of surface soil for potential contamination. EP Risk consider that the site is 

of low risk for the future land use. Contamination warranting remediation has not been identified at 

the site, with land being considered suitable for the intended future use.  

State Environmental Planning 

Policy (Transport and 

Infrastructure) 2021 

 
 

The T&I SEPP aims to facilitate the delivery of infrastructure across the State including road 

infrastructure. The Proposal is not considered a traffic-generating development under clause 2.122 

of the T&I SEPP as the development will result in less than 200 allotments and does not connect to a 

classified road.  

As the development consists of development requiring the placement of powerlines underground 

referral under Section 2.48 of the T&I SEPP is also required from Ausgrid for the site. 

State Environmental Planning 

Policy (Planning Systems) 2021 

The Proposal has an Estimated Cost of Development of $14,930,884.34 (excluding GST) and 

therefore is not considered as regionally significant development under Schedule 6 of the Planning 

Systems SEPP. Refer to Appendix G. 

State Environmental Planning 

Policy (Biodiversity and 

Conservation) 2021 

This SEPP relates to the protection and management of biodiversity and the natural environment 

across the state. The site lies outside the specified catchments and koala habitat established within 

the SEPP and is therefore not relevant to the assessment.   

State Environmental Planning 

Policy (Resources and Energy) 

2021 

This SEPP relates to development for the purposes of mining, petroleum and extractive industries. 

Clause 2.19 relates to the compatibility of Proposal with mining, petroleum production or extractive 

industry of the SEPP. The site is within proximity to one quarry located further north in Gosforth. 

The site is not located within the buffer areas of these quarries and therefore does not require 

assessment against this SEPP   

5.3 Maitland Local Environmental Plan 2011 

The Maitland Local Environmental Plan 2011 (MLEP 2011) is the principal guiding EPI relevant to the site and establishes 

the key parameters and standards for new development. The proposal’s consistency with the relevant clauses of the 

MLEP 2011 is assessed below in Table 7. 

Table 7 Maitland Local Environmental Plan 2011 Compliance Table 

Clause  Control  Compliance 

2.3 Zone 

Objectives and 

Land Use Table  

R1 General Residential 

 

Subdivision is permissible with consent under Clause 2.6. 

The Proposal constitutes subdivision for the intended future 

residential development which is permissible with consent as 

part of the R1 General Residential zone.  The subdivision is 

consistent with the objectives of the R1 zone. 

 C4 Environmental Living The Subdivision also extends into land zoned C4 

Environmental Living for the intended future purpose of 

dwelling houses which are permitted with consent.  

The subdivision is consistent with the objectives of the C4 

zone, and will provide land to provide for housing, and in the 
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Clause  Control  Compliance 

case of the C4 zoned lands, for low impact residential 

development and practical outcomes by providing ownership 

of lands affected by flooding. 

Part 4 Principal development standards  

4.1 Minimum 

subdivision lot 

size 

450sqm (R1) 

1ha (C4).  

All proposed R1 lots are compliant with the minimum 

subdivision lot size requirement of 450m2. All proposed C4 

lots are compliant with the minimum subdivision lot size 

requirement of 1ha.  

4.2C Minimum 

subdivision lot 

sizes for certain 

split zones 

(1)(a)  to provide for the subdivision of lots that 

are within more than one zone but cannot be 

subdivided under clause 4.1, 

(b)  to ensure that the subdivision occurs in a 

manner that promotes sustainable land use and 

development. 

 

Not applicable.   

4.3 Height of 

buildings 

No maximum height control current applied to 

the site. 

Not applicable. 

4.4 Floor space 

ratio 

No maximum floor space ratio control which 

applies to the site currently.  

Not applicable.  

Part 5 Miscellaneous provisions  

5.10 Heritage 

Conservation  

Consent is required for subdividing land on 

which a on which an Aboriginal object is located 

or that is within an Aboriginal place of heritage 

significance. 

Consent is required for the development and an AHIP has 

been identified as required for the site (refer to Section 

5.6.10 and the ACHAR and Aboriginal Heritage Letter at 

Appendix O and Appendix P.  

5.16 

Subdivision of, 

or dwellings on, 

land in certain 

rural, 

residential or 

conservation 

zones 

Minimise potential land use conflict between 

existing and proposed development on land in 

the rural, residential or conservation zones 

concerned (particularly between residential land 

uses and other rural land uses). 

The Proposal relates to residential subdivision of land which 

is zoned C4 Environmental Living. Council can be satisfied 

that the subdivision of the land is for the purpose of 

delivering a dwelling.  

5.21 Flood 

planning 

(1)  The objectives of this clause are as follows— 

(a)  to minimise the flood risk to life and 

property associated with the use of land, 

(b)  to allow development on land that is 

compatible with the flood function and 

behaviour on the land, taking into account 

projected changes as a result of climate change, 

(c)  to avoid adverse or cumulative impacts on 

flood behaviour and the environment, 

(d)  to enable the safe occupation and efficient 

evacuation of people in the event of a flood. 

A Stormwater Management and Flooding Report (Appendix 

F) has been prepared by GCA Engineering Solution in 

accordance with MLEP and MDCP. It was concluded the 

proposal would not have a substantial impact on flooding 

outside of the site and is considered permissible from a flood 

management perspective. 

 

A Flood Compliance Report is also provided in Appendix T 

which outlines the flood management considerations for the 

proposed subdivision at Precinct 2A of the Anambah Urban 

Release Area, based on the LEP and DCP provisions including 

Clause 5.21. 

The subdivision proposal is: 

• compatible with the flood function on the land and 

Council published flood study and adopted flood 

planning levels 

• provides for all roads and future housing (including 

suitable areas within the large C4 lots) able to be 

located above 1% AEP and capable of satisfying 

flood planning area requirements 

•  will not result in detrimental increases in flood 

affectation, with careful design of cut and fill 

(2)  Development consent must not be granted 

to development on land the consent authority 

considers to be within the flood planning area 

unless the consent authority is satisfied the 

development— 

(a)  is compatible with the flood function and 

behaviour on the land, and 

(b)  will not adversely affect flood behaviour in a 

way that results in detrimental increases in the 

potential flood affectation of other development 

or properties, and 
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Clause  Control  Compliance 

(c)  will not adversely affect the safe occupation 

and efficient evacuation of people or exceed the 

capacity of existing evacuation routes for the 

surrounding area in the event of a flood, and 

(d)  incorporates appropriate measures to 

manage risk to life in the event of a flood, and 

(e)  will not adversely affect the environment or 

cause avoidable erosion, siltation, destruction of 

riparian vegetation or a reduction in the stability 

of river banks or watercourses. 

volumes for earthworks below 1% AEP to ensure 

no net loss of flood storage 

• will not affect efficient evacuation of people (with 

excess capacity in the sub-arterial road and lead in 

road to be constructed in Precinct 1A available) in 

the event of extreme flood events,  

• appropriately manages risk in the event of flood 

including extreme flood (including incorporating 

rising road access)  

• will not cause erosion, siltation or destruction of 

riparian vegetation 
(3)  In deciding whether to grant development 

consent on land to which this clause applies, the 

consent authority must consider the following 

matters— 

(a)  the impact of the development on projected 

changes to flood behaviour as a result of climate 

change, 

(b)  the intended design and scale of buildings 

resulting from the development, 

(c)  whether the development incorporates 

measures to minimise the risk to life and ensure 

the safe evacuation of people in the event of a 

flood, 

(d)  the potential to modify, relocate or remove 

buildings resulting from development if the 

surrounding area is impacted by flooding or 

coastal erosion. 

Part 6 Urban release areas 

6.2 Public 

utility 

infrastructure  

Development consent must not be granted for 

development on land in an urban release area 

unless the Council is satisfied that any public 

utility infrastructure that is essential for the 

proposed development is available or that 

adequate arrangements have been made to 

make that infrastructure available when it is 

required. 

Suitable arrangements to provide essential services have 

been established for the site, with lead in infrastructure 

delivered by earlier development (Precinct 1A), with 

appropriate extensions/amendment to support Precinct 2A 

(refer to Section 4.8 for further detail).  

6.3 

Development 

control plan 

Development Control Plan is required for 

development on land in an urban release area.  

An assessment of the proposed development against the 

Draft AURA Area Plan, currently on public exhibition, has 

been provided in Appendix R.  Development requirements 

for Precinct 2, of which Precinct 2A sits within, are under 

concurrent consideration and can be addressed prior to 

determination.  

Part 7 Additional local provisions  

7.1 Acid 

Sulphate Soils  

Development consent must not be granted 

under this clause for the carrying out of works 

unless an acid sulfate soils management plan 

has been prepared for the proposed works in 

accordance with the Acid Sulfate Soils Manual 

and has been provided to the consent authority. 

The site is identified as being affected by Class 5 Acid 

Sulphate Soils. The Proposal is not located within 500 metres 

of an adjacent Class 1, 2, 3 or 4 land and therefore does not 

require an acid sulphate soil management plan.. 

7.2 Earthworks  Development consent is required for 

earthworks.  

The earthworks proposed as part of the development have 

been assessed with the Geotechnical Report at Appendix H.. 

Geotechnical assessment provided for the site provide 

mitigation and management measures to undertake cut and 

fill appropriately at the site.  

The earthworks strategy is consistent with the objectives 

under 7.2 and has been developed to ensure there is no 

detrimental impact on environmental functions and 
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Clause  Control  Compliance 

processes, neighbouring uses, cultural or heritage items or 

features of the surrounding land. Please refer to the Civil 

Engineering Plans in Appendix B. 

7.4 Riparian 

land and 

watercourses 

Before determining a development application 

to carry out development on land to which this 

clause applies, the consent authority must 

consider whether or not the development— 

(a)  is likely to have any adverse impact on the 

following— 

(i)  the water quality and flows within the 

watercourse, 

(ii)  aquatic and riparian species, habitats and 

ecosystems of the watercourse, 

(iii)  the stability of the bed, shore and banks of 

the watercourse, 

(iv)  the free passage of fish and other aquatic 

organisms within or along the watercourse, 

(v)  any future rehabilitation of the watercourse 

and its riparian areas, and 

(b)  is likely to increase water extraction from the 

watercourse. 

Two watercourses characterise the site, including a first 

order course and an assessed second order course. A 

Biodiversity Advice Letter and draft Riparian Management 

Plan including riparian assessment have been prepared by 

MJD Environmental (Appendix K and Appendix L).  

This clause applies only to the second order watercourse, 

that is mapped on the Watercourse Map, including land 

within 40m of it.  

These provide an assessment of the development’s impact 

on riparian land and watercourses at the site mapped for 

this clause.  

The ephemeral watercourse north of the site has frequent 

low flows and is unlikely to form key habitat for any 

threatened fish and unlikely to provide passage to or from 

key habitat. As indicated below, the proposed works are 

wholly outside of the mapped watercourse area. Therefore, 

the development is considered to be compliant with this 

clause of the LEP.  

 

 

7.8   Subdivision 

of land in Zone 

R1 in Anambah 

Urban Release 

Area 

Despite clause 4.1, development consent may 

be granted to the subdivision of land to which 

this clause applies to create a lot with a size less 

than the minimum subdivision lot size shown on 

the Lot Size Map in relation to those lots, if the 

consent authority is satisfied that— 

(a)  the subdivision will result in 2 or more lots 

equal to or greater than 200 square metres, and 

(b)  the subdivision will not result in any lot 

being more than 200 metres from a community 

facility, recreation area or commercial premises, 

and 

(c)  the subdivision will not result in more than 

450 lots on land to which this clause applies with 

a lot size of 450 square metres or less. 

Noted. This Proposal does not propose lots that rely on this 

clause  

https://www.planningportal.nsw.gov.au/publications/environmental-planning-instruments/maitland-local-environmental-plan-2011
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Clause  Control  Compliance 

(3)  Development consent must not be granted 

to the subdivision of land that would result in 

more than 1200 lots being on the land to which 

this clause applies unless the consent authority 

is satisfied that— 

(a)  persons residing on the land will have 

suitable and safe road access to the New 

England Highway via Wyndella Road, and 

(b)  the road will be appropriately located. 

The proposal does not trigger this provision directly as it 

proposes less than 1200 lots (cumulative with DA/2025/486 

for Precinct 1A). Notwithstanding, the proposal relies on a 

safe and suitable road that will be constructed prior to the 

first residential lot under DA/2025/486 to connect to 

Wyndella Road and to the intersection upgrade at Wyndella 

Road and New England Highway. 

 

7.9 Essential 

services  

Development consent must not be granted to 

development unless the consent authority is 

satisfied that the following services that are 

essential for the development are available or 

that adequate arrangements have been made to 

make them available when required — 

(a)  the supply of water, 

(b)  the supply of electricity, 

(c)  the disposal and management of sewage, 

(d)  stormwater drainage or on-site 

conservation, 

(e)  suitable vehicular access. 

Suitable arrangements to provide essential services have 

been established for the site (refer to Section 4.8 for further 

detail).  

 

5.4 Development Control Plans 

In accordance with Section 4.15(1)(a)(iii) of the EP&A Act the proposed development considers and is consistent with the 

objectives of the Maitland Development Control Plan 2011 (DCP 2011) and the relevant development controls. As 

required under Section 4.15(3A) of the EP&A Act, a consent authority is required to apply DCP provisions flexibly and 

allow reasonable alternative solutions that achieve the objects of those standards. Where alternate solutions to the 

provisions are proposed, they are identified in Appendix E and discussed in the following sections of this environmental 

assessment.  

5.4.1 Draft Development Control Plan 

A revised city wide DCP has been drafted by Maitland Council and was placed on public exhibition in mid-2025. The DCP 

has been revised to align with the current Community Strategic Plan and other local and regional plans and strategies for 

the Maitland LGA. The DA for the proposed subdivision does not present any fundamental issues arising in regard to 

compliance with the Draft DCP, noting that further review can be provided during assessment subject to the adoption of 

the DCP and should Council identify any issues of concern. It is noted that the draft DCP has not yet been finalised with 

this intended to occur in 2026. 

As such, an assessment of the Proposal has been provided at Appendix E against the current DCP 2011.  

5.4.1.1 Anambah Urban Release Area Draft Area Plan 

Council is currently exhibiting the draft Anambah Urban Release Area Plan, inclusive of the Precinct Plan for Precinct 1. 

An assessment against the draft has been completed at Appendix R, noting that the exhibition period has not closed and 

changes may be made by Council based on public submissions made.   

Precinct Plan provisions for Precinct 2, which this Proposal sits within, are submitted to Council concurrent to this 

Proposal. 

5.5 Planning Agreement 

A letter of offer has been provided to Maitland City Council in regard to a future Voluntary Planning Agreement, and is 

currently under consideration.  
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A State VPA between DB20 Pty Limited and the Minister for Planning has been publicly exhibited for the site that covers 

this development application, and will be in place prior to determination 

5.6 Key Considerations and Likely Impacts 

This section details the key planning considerations and likely environmental, social, and economic impacts of the 

development on the natural and built environment in accordance with Section 4.15(1)(b) of the EP&A Act. 

5.6.1 Lot Mix 

Section DC.1 of the MDCP establishes Lot Size and Dimension controls for residential subdivisions. The MDCP establishes 

that no more than 40% of the lot frontages within each street block may have the same lot width and type. A lot width 

analysis of complete blocks within the subdivision plan has been prepared for the proposal at Appendix N and is 

summarised below in Table 8.  

Table 8 Overall Lot Width Analysis 

Lot Width Number of Lots Percentage within Subdivision  

<11 (irregular lots) 11 7.9% 

11-13m 9 6.4% 

13-15m 9 6.4% 

15-17m 74 52.9% 

17-19m 12 8.6% 

19-21m 7 5.0% 

21-23m 6 4.3% 

23-25m 3 2.1% 

25-27m 2 1.4% 

27-29m 1 0.7% 

29-31m 1 0.7% 

31-33m 1 0.7% 

33-35m 2 1.4% 

37-39m 0 0.0% 

41-43m 1 0.7% 

43-45m 1 0.7% 

Total 140  100% 

The proposed development includes 74 individual lots that have a width between 15 to 17m, representing 52.9% of the 

total lots contained within complete blocks. This represents a 12.9% variation to the control and is therefore a minor non-

compliance with the MDCP. Despite the technical non-compliance, the proposed lot layout achieves the objective of this 

section within the MDCP, specifically DC.1 that outlines:  

To ensure all new lots have a size and shape appropriate to their proposed use, and to allow for the provision of 

necessary services and other requirements.  

The analysis only considers blocks which are complete and excludes ones that will be completed under future 

applications.   The proposal does not present large street blocks with a single standard approach.  

The broader DB20 Pty Limited landholdings across AURA will support diversity in lot widths and sizes which on balance 

will support objectives across precincts being achieved, being the provision of a diverse and non-homogeneous approach 

to lot width frontage. Additionally, the proposed lot structure and sizes provide an appropriate level of diversity to 

accommodate the necessary services and requirements to facilitate the development of the AURA.  
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5.6.2 Stormwater Management 

A Stormwater Management and Flood Report has been prepared by GCA Engineering Solutions and is attached at 

Appendix F. The proposed stormwater design of the development, as described in Section 4.6, is determined to 

appropriately service the site. Specifically, a DRAINS model indicates that the proposed development will not impact 

Catchment 1 or Catchment 2. The proposed Basin 3A has a maximum temporary water depth of 1.07m, while the 

proposed Basin 4A has a maximum temporary water depth of 1.01m, both complying with Council’s engineering 

requirements. Accordingly, the proposed development including the two basins and the stormwater outlet structures will 

not provide a flow more significant than the pre-development flow.  

MUSICX modelling was also conducted for Basin 3A and Basin 4A. The model indicates that the achieved reduction 

exceeds the target reduction for pollutants for both basins and therefore complies with Council’s engineering 

requirements.  

5.6.3 Flooding 

As above, a Stormwater Management and Flood Report has been prepared by GCA Engineering Solutions and is attached 

at Appendix F.  

The existing flood levels at the site are described as follows and indicated in Figure 5: 

• 1% AEP Flood level at the site is 19.90m AHD 

• 5% AEP Flood level at the site is 16.5m AHD 

Post development outflows have been assessed as less than or equal to predevelopment outflows for the 10%, 5% and 

1% AEP events.  

Some filling on flood prone land has been proposed, which is balanced by greater cut within the floodplain storage to 

construct the basins. Notably, the access to and within the site is free from flood at the 5% AEP level (and greater), and 

sufficient space has been provided on the large lots to locate a dwelling on the portion of these lots that are unaffected 

by the 1% AEP flood level. Ultimately, it is concluded that the proposed development would have a negligible impact of 

the existing flood environment or adjoining properties.  

Consideration has also be provided as it relates to extreme flood events.  

Separately, a Flood Compliance Report has been prepared by Water Technology and is provided in Appendix T. This 

report outlines the flood management considerations for the proposed subdivision at Precinct 2A of the Anambah Urban 

Release Area, based on the MLEP 2011 and MDCP 2011 provisions.  

The proposed development complies with all relevant flood-related requirements of the LEP and DCP. In addition, the 

proposal will:  

• Maintain existing flood behaviour, with no unacceptable adverse impacts on surrounding properties;  

• Provide safe access consistent with Council’s flood evacuation requirements; and  

• Ensure future development can be located on flood-free land resilient to projected changes in flood risk.  

5.6.4 Geotechnical  

A Geotechnical Site Investigation Report has been prepared by EP Risk at Appendix H.  

Testing on site was conducted with 19 test pits excavated within the development footprint. Site investigations were 

carried out on the 24th and 25th of January 2024, with the following results:  

• No groundwater was encountered during the investigation; however, this may vary with seasonal and weather 

conditions. 

• The site is located within Class 5 acid sulphate soil classification. 

• The allowable bearing capacity for the stiff or batter residual soil is estimated to 100kPa. 

• Excavatability could be expected to be dependent on the plant used, the experience of the operator and the degree 

of confinement within the excavation. 
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• It is recommended that long-term excavations are either battered at 2H:1V or flatter and protected against erosion, 

or be supported by engineer designed and suitably constructed retaining walls. 

• Excavations or trenches in the Silty/Sandy Clay and extremely weathered material could be expected to stand close to 

vertical in the short-term. 

• Based on the subsurface profiles encountered during the Site inspection and in accordance with the AS 2870- 2011; 

the Site in its existing condition and in the absence of abnormal moisture conditions would likely be classified as 

Class M (moderately reactive) to Class E (extremely reactive) following regrade activities. 

• The Geotechnical Report concludes that excavation for the purpose of the residential subdivision at the site is readily 

achievable in line with the recommendations provided by EP Risk. 

5.6.5 Contamination 

A PSI has been prepared by EP Risk and is provided at Appendix I. The primary objective of the PSI is to assess whether 

any contaminating activities are likely to have occurred at the site which may present risk to human health or ecologically 

under the proposed land use. Potentially contaminating activities identified to have been undertaken at the site include 

clearing of land with potential use of herbicides and pesticides, and rural agricultural land use and operations onsite.  

The PSI investigated 20 test pits which were used complete sampling across the site as identified in Figure 17 below. Soil 

samples were taken and analysed at each site and the following summarises the outcomes: 

• There were no exceedances to the adopted health or ecological criteria in all analytical soil samples across the Site. 

• Minimal fill was identified in any sampling locations across the site 

• No asbestos was observed within the sample locations above the adopted health-based soil criteria.  

• Groundwater was not observed in any of the test pits at the time of the investigation. 

• All BTEXN / PAH / OCP / OPP / Metals and TPH concentrations of the soil samples analysed were reported below the 

adopted human health and ecological criteria and / or laboratory limit of reporting (LOR). 

Two main potential sources of contamination, being AEC1 (clearing of land across the entire site) and AEC2 (rural 

agricultural land use across the entire site) were identified. 

Based on the findings above, the footprint for the works proposed is considered to have low risk of contamination for the 

proposed activity. The site is therefore considered suitable for the proposed activity and land use. Contamination at a 

level warranting further investigation or potential remediation was not found, however recommendations were made to 

meet best practice for industry standards. This includes the implementation of an unexpected finds protocol for the site.  
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Figure 17 Preliminary Site Investigation – Sampling Locations  

Source: EP Risk  

5.6.6 Traffic and Access 

A Traffic Impact Assessment has been prepared by Stantec and is attached at Appendix J. Previous analysis has 

determined that traffic generation rates, based on which the estimated volume of trips is outlined in Table 9 below.  

Table 9 Estimated Vehicular Volumes 

Lot Type Dwelling Yield AM/PM Peak  

(0.85 vehicular trips per 

dwelling) 

Daily Trips  

(9.0 vehicular trips per 

dwelling) 

Standard residential lot 159 136 1,431 

Large lot 6 6 54 

Super lot* 59 49 513 

Total 222 191 1998 

Source: Stantec 

*An assumed dwelling yield has been used for Lot 1004 (the superlot), based on a rate of 30 dwellings per hectare. This 

will enable future applications for that land to be considered in the context of this broader 2A application. 

The estimated volume of traffic aligns with previous modelling scenarios and the anticipated capacity of the surrounding 

road network and the intersection upgrade at New England Highway, and therefore further assessment is not required 

for this DA.  

The proposed road network and layout accommodates active transport opportunities through the provision of cycleways 

and footpaths. Additionally, the proposed road layout enhances the accessibility and permeability of the site, both 

internally and across the broader AURA. The hierarchy and design of each road will support the flow of traffic and the 

needs of future residents in accordance with the proposed lot layout.  
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5.6.7 Biodiversity 

A Biodiversity Advice Letter has been prepared by MJD Environmental and is attached at Appendix K. A total of six BAM 

plots were undertaken in November and December in 2023. The results of the assessment indicate that the site is 

characterised by exotic grass species and no native vegetation, except for one eucalypt tree in poor condition which is 

proposed to be removed. Additionally, vegetation integrity scores assessed for the site indicated that no offsetting is 

required for the site under the Biodiversity Offset Scheme, which is consistent with the pasture landscape present 

There is limited native vegetation present in the watercourses on the site. 

Due to the cleared nature of the site, the proposed development will not impact any existing habitat corridors, including 

the large patches of native vegetation further west of the site. Additionally, as outlined in the Biodiversity Advice Letter, 

the extent of works overlaps with the Green and Blue Grid Map within Council’s Environmental Sustainability Strategy. 

However, the encroachments are associated with areas that will be stabilised and managed for weed suppression under 

the Vegetation Management Plan or remain in their current state.   

The biodiversity assessment of the site concludes that it presents no significant biodiversity constraints and further 

assessment of Precinct 2A is not required.  

5.6.8 Riparian and Vegetation Management 

A draft RVMP has been prepared to support Precinct 2A and is attached at Appendix L. The proposal includes works in 

the Inner VRZ of the second order watercourse related to batters required to establish a stable landform for the 

construction of Road 1, and to support the future watercourse crossing of the trunk road extension north into Lot 1 in 

DP1110433. No encroachment of the road or any lots is proposed within the VRZ as assessed. Therefore, no application 

of the Averaging Rule as per the Department’s Guidelines is required or proposed. 

Area 5 is associated with an easement for drainage required over future private land, to facilitate outflow from a 

stormwater quality basin in Stage 5 of the proposal. A mapped first order watercourse occurs over primarily overland 

flow, with a non-persistent channel or channels associated with high rainfall events. To ensure compatibility with future 

residential use, a modified rehabilitation approach is proposed for this Area. While the overarching aims of the RVMP 

apply, the rehabilitation will occur as a single management zone to control erosion, improve water quality and provide 

visual amenity for future residents. 

Under the proposal, only the southern banks of the second order watercourse are captured in the VMP works, as no 

works are proposed on the northern lands in Area 10, and future works will be associated with the northern banks. The 

associated VMP extent has been confined to that part of the watercourse directly interfacing with Precinct 2A. That area 

will be subject to future construction impacts from infrastructure works, highly likely to damage or destroy ongoing 

revegetation efforts. Therefore, no revegetation works are proposed. Refer VMP for specific details. Future works will be 

subject to VMP requirements that will consolidate the riparian corridor. 

5.6.9 Bushfire 

The proposed site is identified as bushfire prone land as shown in Figure 18 below, with the entirety of the site being 

affected by Category 3 bushfire prone land. A Bushfire Safety Authority from the RFS is therefore required in relation to 

the Proposal (being subdivision for the purposes of residential development and civil works), in accordance with Section 

100B of the Rural Fires Act 1997. A Bushfire Assessment Report has been prepared by Building Code & Bushfire Hazard 

Solutions and is included at Appendix M in accordance with Planning for Bushfire Protection 2019 (PBP) 
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Figure 18 Bushfire Prone Land Map 

Source: Maitland City Council 

An assessment of the Precinct 2A area has been undertaken by Building Code & Bushfire Hazard Solutions in accordance 

with the methodology of the PBP. This assessment confirms that there is only one proposed riparian corridor within the 

subject site, with the potential bushfire threat of this being adequately addressed.  

Specifically, bushfire protection measures are considered to be an acceptable or a performance solution in accordance 

with Section 5 of the PBP, including Asset Protection Zones (APZs), access and services.  The vegetation identified as 

posing a potential hazard is the second order watercourse to the north, and it is anticipated that future vegetated riparian 

zones will be introduced along the watercourse as part of future works. The predominant bushfire hazard was found to 

be the pastures on the site, which is proposed to be mitigated with the implementation of permanent and temporary 

APZs. Additionally, the proposed landscaping works to support the basins will achieve criteria for Low Threat Vegetation 

and therefore are not considered to be a hazard.  

The proposed internal roads include wider carriageways to provide strategic bushfire access in combination with local 

roads. Whilst the six large lots will not have a perimeter road to their boundaries (which extend down into the floodplain 

and below which residential dwellings are not permitted), with access to building areas above the flood planning level 

provided via the proposed road network. The Bushfire Assessment Report concludes that the proposed subdivision will 

provide safe operational access to structures and water supply for emergency services, while enabling residents to safely 

evacuate from the area.  

A map highlighting the APZs is shown in Figure 19 below.  
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Figure 19 APZ Map 

Source: Building Code & Bushfire Hazard Solutions Ptd Ltd.  

5.6.10 Aboriginal Heritage 

An ACHAR was prepared by GML at Appendix P for the DB20 Pty Limited overall main landholdings. The ACHAR was 

prepared as part of the Precinct 1A DA, but it also applies to the area of Precinct 2A.  

The ACHAR provides assessment of potential Aboriginal heritage sites for those lands. The ACHAR completed is 

comprehensive , informed by extensive excavations and ongoing consultation with Registered Aboriginal Parties. The 

Proposal is consistent with GML’s recommendations and in principle discussions held with Heritage NSW, a whole 

landholding ACHAR and AHIP is recommended for the site, with progressive updates as each development stage is 

advanced.  

The ACHAR provides the results of consultation with the Firsts Nations community under the Heritage NSW aboriginal 

cultural heritage consultation requirements for proponents 2010 to support all future developments within the DB20 Pty 

Limited overall landholdings and future AHIP applications. The research to inform this ACHAR has identified First Nations 

social and cultural, scientific and aesthetic values for the study area and are associated with a number of stone artefact 

sites. The Southern portion of the DB20 Pty Limited landholdings is noted as the least constrained in relation to the 

present of items of Aboriginal archaeological significance. 

The ACHAR and Aboriginal Cultural Heritage Letter has been provided at Appendix O which provides management 

recommendations for Precinct 2A, which can be undertaken following the issue of an AHIP. The AURA Aboriginal Cultural 

Heritage sites associated with Precinct 2A are identified in Figure 20 below. 
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Figure 20 AURA ACH sites associated with Precinct 2A 

5.6.11 CPTED 

Crime Prevention Through Environmental Design (CPTED) is a crime prevention strategy that focuses on the planning, 

design and structure of sites, cities and neighbourhoods. It reduces opportunities for crime by using design and place 

management principles to reduce the likelihood of essential crime ingredients from intersecting in time and space. A CPTED 

Report has been prepared to support the proposed development and is provided in Appendix S. 

The key recommendations arising from the CPTED assessments generally relate to detailed design stages, including 

considerations such as building orientation, lighting specification, materials, maintenance operations as well as activity 

and space management. These elements are however, not applicable to the proposed Precinct 2A subdivision 

development, which primarily seeks approval for the subdivision layout and associated infrastructure works. Accordingly, 

recommendations at this stage focus on maintaining and enhancing opportunities for natural surveillance and ensuring 

that the proposed layout supports visibility and accessibility. 

While the redevelopment of the site will increase the future population density and activity levels on the site, thereby 

creating additional opportunities for crime simply through greater use and occupancy, this assessment concludes that 

the proposed layout and design are consistent with CPTED principles. In particular, the proposal enhances opportunities 

for casual and natural surveillance, supports clear delineation of public domain elements and private spaces, and 

promotes a sense of safety within the development. 
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The CPTED Report concludes that the proposed development achieves the key CPTED principles and is assessed as 

presenting a low crime risk. 

5.6.12 Social Impacts 

A Social Impact Assessment has been prepared by Colliers Urban Planning and is attached at Appendix Q. There are both 

social benefits and social impacts to the proposed development, as outlined below.  

5.6.12.1 Social Benefits  

• Increased housing supply providing improved access to housing in the Maitland area.  

• Provision of active transport infrastructure to encourage residents to walk or cycle in their neighbourhood and 

support potential future connection to other neighbourhoods.  

• Increased employment and business opportunities due to increased growth in the retail and services catchment.  

5.6.12.2 Social Impacts  

• Limited access initially to local retail services, social infrastructure, and green open space, hampering ease of access to 

essential services and social infrastructure.  

• Increased pressure on the existing social infrastructure and open space network due to population growth.  

• Increased traffic on local roads due to population growth in a car-dependent context.  

The Social Impact Assessment provides mitigation measures the ensure that the social benefits of the proposed 

development are maximised and the overall social outcome is consistent with the growth of the AURA. The proposed 

actions and mitigation measures to manage potential social impacts are summarised below. 

• Deliver a range of lot sizes and dwelling typologies that offer a variety of price points to cater to a range of household 

types and budgets.  

• Dedicate 2ha of land for a future school site before 1,000 lots are delivered.  

• Dedicate 1ha of land for a future neighbourhood park and linear corridor and embellishment contributions.  

• Deliver a town centre including 5,000sqm of floorspace to support essential retail, health and services.  

• Plan for timely delivery of essential social infrastructure and commercial floorspace at the same time as housing 

completion.  

• Deliver the proposed active transport network comprising shared paths and cycleways.  

• Deliver the new western road link from the New England Highway and Wyndella Road and upgraded intersection.  

5.7 Suitability of the site for the development 

In accordance with Section 4.15(1)(c) of the EP&A Act, the site is considered to be suitable for the proposed development 

for the following reasons: 

• The proposed development is commensurate the objectives of the zones which characterise the site, and the 

development is permissible with consent. 

• The site has been identified as an urban release area under the MLEP and therefore has strategic merit for the 

Proposal.  

• The site does not have any environmental constraints which would prevent or unreasonably restrict the development 

of the proposed lots for their intended purposes. Constraints such as bushfire and flooding have been suitably 

managed through appropriate design and mitigation. 

• The site (and proposed lots) will be adequately serviced by roads, utilities and stormwater infrastructure, as proposed 

by this DA. 

5.8 Public Interest  

In accordance with Section 4.15(1)(e) of the EP&A Act, the proposed development is considered to be in the public interest 

for the following reasons: 

• The Proposal will enable the delivery of 159 residential, 6 large lots and 1 super lots for residential development 

which will provide increase housing supply planned for the AURA and wider Anambah area.  
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• This subdivision will form the next part of development for the DB20 Pty Limited landholdings within wider AURA 

subdivision planned for the site which will provide increase housing, community infrastructure, and public open 

space.  

• The Proposal provides residential housing in close proximity to existing town centres in Lochinvar and Rutherford 

which provide employment opportunities and essential services for the proposed development.  

• The Proposal provides a development which is well designed and contributes the overall character of the area. 
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6.0 Conclusion 

The Proposal seeks approval for residential subdivision within the AURA in Anambah NSW. The DA seeks consent for 

subdivision to create 159 residential lots, 6 large lots, 1 super lot and associated civil and landscaping works, across up to 

eight stages. This SEE has provided a detailed assessment of the proposal against the relevant matters under Section 

4.15(1) of the EP&A Act. The application is recommended for approval given the following reasons: •  

• The Proposal is consistent with the aims and objectives of the Maitland Local Environmental Plan 2011 (MLEP) and the 

Maitland Development Control Plan 2011 (MDCP) as well as the relevant State Environmental Planning Policies (SEPPs); 

• The Proposal will facilitate the future development of increased housing supply in an area currently undergoing a 

transition from rural to increasingly more residential land uses;  

• The Proposal will realise the second stage of development for DB20 land holdings within the planned urban release 

area, known as the Anambah Urban Release Area (AURA); 

• Supporting technical studies which accompany this DA confirm that the environmental impacts associated with the 

proposal are generally positive and will not give rise to any adverse impacts;  

• Any potential environmental impacts associated with the Proposal can be appropriately mitigated; and 

• The Proposal is suitable for the site and is in the public interest.  

At the time of determination, it is anticipated that Council will be satisfied that:  

• all statutory requirements of Maitland LEP 2011 are met and 

• the applicant is capable of achieving the necessary steps to allow the access for traffic and satisfy relevant statutory 

tests, such that a condition requiring these steps to be completed prior to registration of the first residential lot is 

appropriate. 

.
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