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Disclaimer

The conclusions in the report are Stantec’s professional opinion, as of the time of the report, and
concerning the scope described in the report. The opinions in the document are based on conditions
and information existing at the time the document was published and do not take into account any
subsequent changes. The report relates solely to the specific project for which Stantec was retained
and the stated purpose for which the report was prepared. The report is not to be used or relied on for
any variation or extension of the project, or for any other project or purpose, and any unauthorized use
or reliance is at the recipient’s own risk.

Stantec has assumed all information received from the client and third parties in the preparation of the
report to be correct. While Stantec has exercised a customary level of judgment or due diligence in the
use of such information, Stantec assumes no responsibility for the consequences of any error or
omission contained therein.

This report is intended solely for use by the client in accordance with Stantec’s contract with the client.
While the report may be provided to applicable authorities having jurisdiction and others for whom the
client is responsible, Stantec does not warrant the services to any third party. The report may not be
relied upon by any other party without the express written consent of Stantec, which may be withheld at
Stantec’s discretion.
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1 Introduction

1.1 Background

Stantec has provided traffic and transport advice for the proposed Anambah Urban Release Area
(AURA) (refer Figure 1-1). Stantec has also subsequently provided traffic and transport advice for
DB20 Pty Limited landholdings, particularly to support a Development Application for the first stage of
development. This is referred to as “AURA DA1” and consists of 175 lots (173 residential lots and 2
super lots) and the construction of a new public road network. The DA relies upon connecting to a new
public road west to Wyndella Road and intersection works, which are subject to separate and
concurrent proposals by the applicant.

Within AURA, DB20 Pty Limited landholdings contain approximately 2,800 dwellings across rural and
environmental living lots, standard (low density) residential lots, small lots and medium density
residential accommodation, as well as a neighbourhood centre and school lands, supported by open
space and recreation. Anambah Road runs to the east past AURA, while River Road extends to and
through AURA from the south but is unconstructed within AURA itself. Historically, the connection to
River Road has been limited to temporary emergency access purposes only.

Ultimately, AURA has been planned to connect to the west towards Wyndella Road and to the east at
two locations on Anambah Road. Two primary north-south road links (in the east past a neighbourhood
centre/ sports fields, and centrally along River Road and then in a north-western loop) have been
planned, supported by a series of east-west road links. Traffic is anticipated to distribute through that
road network, informing a resilient and permeable road hierarchy network. Detailed pre-application
consultation with Council has identified key roads within or adjoining DB20 Pty Limited landholdings that
will carry larger traffic volumes and require a selection of typical and unique road cross sections and key
intersection treatments. Pre-application consultation has also considered an overall bus route and an
active movement network including provision for cyclists.

Project: 300303372 3
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Figure 1-1: Regional context of Anambah Urban Release Area (AURA)

Source: NSW Planning Portal Spatial Viewer, accessed 12/11/2025

AURA is required to connect to Wyndella Road (to the west of AURA) upon reaching the development
threshold of 1,200 lots under Clause 7.8(3) of the Maitland Local Environmental Plan 2011. Wyndella
Road, currently a single lane rural road, connects to the New England Highway via an existing
signalised intersection. The Lochinvar Urban Release Area (LURA) requires further upgrades to that
intersection beyond the current formation, as well as upgrades to part of Wyndella Road.

Given the AURA connection requirement, assessments were undertaken by Stantec for DB20 Pty
Limited as inputs into assessing the capacity and inform the design of an intersection upgrade of
Wyndella Road, and New England Highway to accommodate traffic from AURA, alongside the traffic
(and upgrades) associated with the Lochinvar Urban Release Area (LURA).

A development application, referred to as “AURA DA2a” or “DA2a”, is to be lodged with Maitland City
Council for the development of a portion of AURA, known as Precinct 2A, located to the east of Precinct
1A (DA 2025/486). The DA2a development comprises of 166 lots (159 residential lots, 6 large lots and 1
super lot) and the construction of a new public road network internal to Precinct 2A. The super lot has

Project: 300303372 4
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been identified for future multi-dwelling housing, given its proximity to future town centre and sports field
precinct, as well as connection to the adjoining sub-arterial road delivered under AURA DA1 and the
lead-in road and intersection upgrade that will be completed concurrently with the DAL development.
DA2a relies on connecting to a lead-in road from the west, the upgrade of the Wyndella Road / New
England Highway intersection, as well as the completion of the sub-arterial road from the adjacent
Precinct 1A (DA 2025/486) upon which direct access to Precinct 2A is contingent. The DA includes part
of the primary road hierarchy and active transport network as part of the future network across AURA. It
should be noted that while the road connection to Anambah Road is not proposed as part of the
Precinct 2A development, it is not precluded by this DA.

Stantec was commissioned by DB20 Pty Limited to undertake a Transport Impact Assessment for the
proposed development. The location and extent of AURA DA2a in the context of AURA is illustrated in
Figure 1-2 (and further described in Section 3).

Figure 1-2: AURA DA2a Development Proposal

Source: AURA DA2a Overall Plan - Drawing No. LD1321, GCA Engineering Solutions, 24 November 2025

Project: 300303372 5
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1.2

Purpose of this Report

This report sets out an assessment of the anticipated transport implications of the proposed
development, including consideration of the following:

1.3

The established traffic generation characteristics of the overall AURA development
The traffic generating characteristics of AURA DA2a

Suitability of the proposed access arrangements for the site

The transport impact of the development proposal on the surrounding road network.

References

In preparing this report, reference has been made to the following:

A desktop study of the site and its surrounds
Maitland City Council Development Control Plan (DCP)
Plans for the proposed development prepared by GCA Engineering Solutions:
0 LD1320-1328 Package Revision 7, dated 24 November 2025
0 Cb00-569 Package Revision 3, dated 3 November 2025
0 Cbh67-568 Package Revision 3, dated 31 October 2025
0 C570 Package Revision 3, dated 5 November 2025
Previous traffic assessments completed and pre-lodgement consultation with Council
Other documents and data as referenced in this report.
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2  Existing Conditions

DA2a sits within the south-eastern area of AURA in Anambah NSW and within the LGA of Maitland City
Council. AURA is approximately 490 hectares (ha) and has a variety of land use classifications
including, environmental living, public recreation, local centre and general residential as set out in the
Maitland City Council Local Environmental Plan (refer to Figure 2-2). The area subject to the DA2a sits
south of a degraded watercourse and lot titles that has a road frontage (and access) to Anambah Road
and the unformed River Road reserve. The land is currently used for agricultural purposes, pending its
progressive development.

DA2a site is bounded by undeveloped AURA lands and then rural lands outside AURA, with the
adjoining DAL site to the west and existing large residential lots further to the south. The locations of
AURA, DA2a site and its surrounding environs including land use are illustrated in Figure 2-1 and
Figure 2-2.

Figure 2-1: Subject site and its environs

Basemap source: Google Maps

Project: 300303372 7
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Figure 2-2: Land zoning

Source: Drawing No. LD1322 — Zoning Plan, GCA Engineering Solutions, dated 24 November 2025

Project: 300303372
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2.1 Surrounding Road Network

2.1.1  Adjoining Roads

Anambah Road

Anambah Road is classified as a local road aligned in a north-south direction. In the vicinity of the site, it
accommodates a single travel lane in each direction and has a posted speed limit of 100 kilometres per
hour. The carriageway is approximately 7.2 metres wide. Anambah Road in proximity to the site is
shown in Figure 2-3.

Figure 2-3: Anambah Road
Wyndella Road

Wyndella Road is classified as a local road aligned in a north-south direction and sits further west from
AURA and the site. It accommodates a single travel lane, which is used for both directions of travel. The
carriageway is approximately 3 metres wide and currently services a number of private properties. The
current assumed speed limit is 50 kilometres per hour. Wyndella Road is largely unsealed and is shown
in Figure 2-4. It is noted that the DA relies on connection to the lead-in road to the west via Wyndella
Road, as well as the upgrade of the Wyndella Road / New England Highway intersection, both of which
will be delivered concurrently with the DAL development.

Project: 300303372 9
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Figure 2-4: Wyndella Road
River Road

River Road is classified as a local road aligned in a north-south direction. In the vicinity of the site, it
accommodates a single travel lane in each direction and has a posted speed limit of 50 kilometres per
hour. The carriageway is approximately 6.6 metres wide and ends in a cul-de-sac head. River Road
south of the cul-de-sac, is shown in Figure 2-5. North of the current formed carriageway, the River
Road road reserve has no formed construction.

Figure 2-5: River Road
New England Highway

The New England Highway is an arterial road classified as a state road aligned in an east-west
direction. This road is located south of the site and connects to Anambah Road, River Road and
Wyndella Road. To the east and west of the site, the New England Highway accommodates a single
travel lane in each direction, with a posted speed limit of 80 kilometres per hour (and varied along its
length between Anambah Road in the east and Wyndella Road and Lochinvar in the west). The New

Project: 300303372 10
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England Highway provides key connections to the Hunter Expressway and Pacific Highway/ M1. The
road in proximity to the site is shown in Figure 2-6.

Figure 2-6: New England Highway

2.2 Public Transport

2.2.1 Train Services

The closest train station to the site is the Lochinvar train station that is serviced by the Hunter Line.
However, this is approximately 6 kilometres away from AURA DAZ2a.

There are three other train stations in the region: Maitland and Telarah train stations to the east of the
site and Greta train station to the west of the site. These train stations are located more than 5
kilometres from the proposed subdivision and are accessible via the New England Highway. The train
services available in the vicinity of the site is summarised in Table 2-1. Locations of the surrounding
train stations with respect to the proposed development are shown in Figure 2-7.

Table 2-1. Train Stations and Services Surrounding the Site

Station Line Route Description Peak Service Frequency
Lochinvar Hunter Line Newcastle to/ from Scone or Dungog One service (each way)
Telarah Hunter Line Newcastle to/ from Scone or Dungog  Approx. every 20 minutes
Greta Hunter Line Newcastle to/ from Scone or Dungog One service (each way)

Maitland Interchange  Hunter Line

Newcastle to/ from Scone or Dungog

Approx. every 20 minutes

Project: 300303372
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Figure 2-7: Surrounding Train Stations

Basemap source: Transport for NSW Trip Planner

2.2.2 Bus Services

There are several bus services that operate in the surroundings of the site, largely along the New
England Highway and partially along Anambah Road. However, there are currently no bus stops on
these routes within a reasonable distance to directly service AURA.

The surrounding bus services are summarised in Table 2-2 and shown in Figure 2-8.

Table 2-2: Bus Services Surrounding the Site

Route No. Route Description Service Frequency
178 Rutherford to Anambah Rd via Rutherford Industrial  weekdays: Hourly during PM peak periods
Estate (Loop Service) and every 2 hours outside of that
Weekends: 4 services per day
179 North ROthbury to/ from Green Hills Shopplng Weekdays: Every 30 minutes during peak
Centre via Maitland periods and hourly during off-peak periods
Weekends: 4 services per day
180 Singleton Heights to/ from Green Hills Shopping 4 services per day on weekdays, 3
Centre via Maitland services per day on weekends
180X Singleton Station to/ from Maitland Station (Express 2 services per day on weekdays and
Service) weekends

Project: 300303372 12
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Figure 2-8: Surrounding Bus Routes

Source: Maitland & Raymond Terrace District Bus Guide — Western Network Map, as of 25 June 2023

2.3 Crash History

An analysis of the most recent five-year period of available crash data (2019 - 2023) has been
undertaken based on crash data provided by Transport for NSW for the roads and intersections
surrounding the site. Crashes predominantly occurred on the New England Highway, with majority of
these incidents being moderate head-on crashes occurring in daylight. At the intersection of Wyndella
Road and the New England Highway, there was one moderate right-through crash in daylight. There
were also two moderate crashes at the Mirage Road / New England Highway roundabout. Given the
low number of crashes at these locations over the analysed period, there is no significant indication of
crash trends in the southern vicinity of the site.

There was one recorded fatality along Anambah Road in 2020, occurring in darkness around a bend
where the vehicle came off the carriageway hitting an object. Two other minor incidents were recorded
in proximity to the site of the fatality with both vehicles going off the carriageway. The recorded crashes
along Anambah Road exhibit a similar pattern in terms of the type of crash, and this is an important
factor to consider during the subdivision development.

The progressive development of AURA, including the proposed residential subdivision, will lead to
increasing traffic volumes over time. The road network within AURA will be designed and delivered in
accordance with Maitland Manual of Engineering Standards (MoES). This includes providing
appropriate carriageway widths, pedestrian and cyclist facilities, and incorporating intersection and local
area traffic management treatments that support safe and efficient movement throughout the AURA
development. These design elements will mitigate potential safety risks by ensuring suitable sight
distances, controlling vehicle speeds, and accommodating expected traffic volumes.

The locations and severity of the crashes for the five-year period are shown in Figure 2-9.

Project: 300303372 13
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Figure 2-9: Crash Locations Surrounding the Site

Source: NSW Centre for Road Safety

Project: 300303372
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2.4 Active Transport

There are currently limited available active transport networks within the vicinity of the site. For instance,
there are no dedicated cycleways near the site and cyclists generally rely on road shoulders.

Notwithstanding, in reference to the Maitland Bicycle Plan and Strategy 2014, New England Highway is
planned as an on-street bicycle-friendly route. Anambah Road is a proposed on-street bicycle route,
and local road future bicycle links are proposed within the Wyndella, Anambah, and Lochinvar areas.
The Maitland City Council Cycleway Routes Index Map is presented in Figure 2-10.

The lead-in road is to be delivered concurrently with the DA1 development (which precedes the Precinct
2A development). Therefore a 2.5m shared path will be provided along this lead-in road, connecting to
the Lochinvar Urban Release Area located to the south-west of AURA. The internal active transport
network of Precinct 2A is described in Section 3.3.3.

Figure 2-10: Maitland City Council Cycleway Routes Index Map

Source: Maitland Cycling Strategy, 07 Nov 2014

Project: 300303372 15
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3 Development Proposal

3.1 Overview

It is proposed to develop the residential zoned land in the south-east of AURA generally for low-density
residential lots. The proposal, as shown in Figure 3-1, consists of the extension of the sub-arterial
roads (Road TR5 and TR2, and pending their future extensions when required), development (over
eight stages) of 159 standard residential lots, 6 large lots, 1 super lot (for future multi-dwelling housing)
and the internal local/ collector road network. Associated works include bulk earthworks, stormwater
management, vegetation riparian zones, bushfire management, landscaping, pathways, utilities and
other typical subdivision works.

Figure 3-1: Site Plan and DA2a Area

Source: GCA Engineering Solutions, 29 October 2025

The subject development application includes allowances to future-proof the edges of the site adjoining
the future extension of the sub-arterial road (Road TR5) to Anambah Road, as shown in Figure 3-2,
and encompasses:

e Construction of a section of the sub-arterial road (with temporary turning area) and inclusion of
lots either side that sits in its own stage (Stage 11A).

Project: 300303372 16
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Design of Lots 1112-1119 to follow the zone boundary setting the boundary with the residue lot
that provides the base land for future extension of the sub-arterial road and inclusion of those
lots (and through to Lot 1121) into its own stage (Stage 11B).

Adjustment to layout of Lots 1121, 624-628 and 539-543 to be offset from potential future
intersection and Anambah Road upgrade works so those can be constructed and released
irrespective of either.

Inclusion of the ‘base’ future sub-arterial road extension into a residue area for pending future
approvals, construction and dedication.

Inclusion of lands to the south of that residue, around the future intersection and along
Anambah Road into large lots with areas conservatively identified that may be required in the
future for carrying out works and/ or dedication of land for public road reserve.

Figure 3-2: DA2a Staging Plan

Source: GCA Engineering Solutions, 29 October 2025

Project: 300303372 17
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3.2 Proposed Site Access

DAZ2a relies on the lead-in road from the west as part of DAL to connect to AURA, the intersection
upgrade at Wyndella Road / New England Highway, and the sub-arterial road from Precinct 1A (DA
2025/486) being constructed and available to support Precinct 2A as shown in Figure 3-1. The internal
road network has been assessed in reference to the Maitland Manual of Engineering Standards
(MoES).

3.3 Proposed Internal Road Network

The proposed internal road network in the residential subdivision illustrating the road hierarchy is shown
in Figure 3-3.

Figure 3-3: Proposed Internal Road Network
3.3.1 Major Road Network

The sections of Road TR2 and TR5 form part of the sub-arterial road network designed to service the
broader AURA area and with a function for traffic in excess of the DA proposal, consistent with the

Project: 300303372 18
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planned overall road hierarchy, bus route and active movement network. These road sections extend
from the sub-arterial road network in the adjacent Precinct 1A to the west and forms the north-west
perimeter of DA2a. Road TR2 provides connection to the large lots in the northern portion of the site
and a section of Road TR5 west of the roundabout (with a temporary turning area) is to be constructed
as part of the proposal.

The sub-arterial road sections comprise a 14-metre wide carriageway, inclusive of two 3.5-metre wide
travel lanes in each direction. Direct vehicular access to adjoining residential lots is not permitted along
these frontages. The verge on each side incorporates a 1.5-metre wide footpath, with a 3.0-metre wide
dual-directional cycleway on one side — northern side for Road TR5 and western side for Road TR2.

Road STR2/4 forms the collector road which connects to the southern portion of the DA from the
surrounding sub-arterial network via the roundabout with Road TR5 and Road TR2. This road includes
a travel lane in each direction within a 11-metre wide carriageway and a 1.5-metre wide footpath on one
side.

3.3.2 Minor Road Network

The rest of the roads within the site are made up of a local road network which provides a carriageway
(8- to 10.5-metre wide) with roll kerbs on either side of the street and a 1.5-metre wide footpath on one
side. These local roads provide direct lot access and permeability within the residential subdivision,
consistent with the Maitland Manual of Engineering Standards (MoES).

3.3.3  Other Key Features

Other key features of the internal road network include the following:

e Local road intersections are offsets to avoid four-way intersections.

e Street block lengths are generally less than 250 metres, providing connectivity and
permeability.

e To promote active travel, an interconnected and permeable pedestrian network is provided with
footpath on one side of the local and collector roads and both sides of the sub-arterial roads.

o Extensions of the dual-directional cycleway network from the adjacent Precinct 1A along the
sub-arterial roads (Road TR2 and Road TR5).

e Future extension of a 3-metre wide cycle-only path to the north of Precinct 2A with a pedestrian
refuge crossing across Road TR2. It should be noted that this is not proposed as part of DA2a.

Project: 300303372 19



AURA Residential Subdivision DA Precinct 2A
3 Development Proposal

3.3.4  Typical Cross Sections

The proposed cross sections of the road network described above are presented in Figure 3-4 to
Figure 3-7.

Figure 3-4: Proposed Cross Section of the Sub Arterial Road (14m pavement) (Source: GCA
Engineering Solutions, Note: NOT TO SCALE in this Report)

TYPICAL SECTION - STR2/4
SCALE 150

Figure 3-5: Proposed Cross Section of the Primary Collector Road (11m pavement) (Source: GCA
Engineering Solutions, Note: NOT TO SCALE in this Report)

Project: 300303372
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Figure 3-6: Proposed Cross Section of Local Road (10.5m pavement) (Source: GCA Engineering
Solutions, Note: NOT TO SCALE in this Report)

Project: 300303372
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Figure 3-7: Proposed Cross Section of Local Road (8-9.2m pavement) (Source: GCA Engineering
Solutions, Note: NOT TO SCALE in this Report)

Project: 300303372
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4 Traffic Impact Assessment

4.1 Traffic Generation

Stantec has previously provided traffic and transport related advice for the AURA project as part of
external intersection traffic analysis, which included identifying the existing travel behaviour of the
region based on Journey to Work (JTW) data to inform trip distributions and to determine appropriate
traffic generation rates. The rates have been established to be the following:

Peak Hour Traffic Generation Rate: 0.85 vehicular trips per dwelling
Daily Trip Generation Rate: 9.0 vehicular trips per dwelling

The 0.85 and 9.0 vehicular trip per dwelling trip generation rates have been referenced in this
assessment to understand the worst-case scenario impact of the proposed development on the internal
road networks, which is considered to be a highly conservative assessment.

Based on the above trip generation rates, the vehicular trips estimated for AURA DA2a are summarised
in Table 4-1. It should be noted that this forms a conservative estimate as this analysis does not take
into consideration any trip reductions for internal trips or other linked trip purposes. For the current
development application, a development lot (super lot) is included and this is intended for future multi-
dwelling housing. Architectural drawing LD1320-1328 Package Revision 7 prepared by GCA
Engineering Solutions provides an indicative yield for the development lots excluding lot 1004. This
indicative yield has been used for the trip generation for DA2a.

Table 4-1. Estimated Vehicular Volumes

Lot Type Dwelling AM/PM Peak Daily Trips
Yield (0.85 vehicular trips per (9.0 vehicular trips per
dwelling) dwelling)
Standard Residential Lot 159 136 1,431
Large Lot 6 6 54
Super Lot* (Assumed yield) 57 49 513
Total 222 191 1,998

*Superlot (1004) is proposed for future redevelopment to accommodate multi-dwelling housing. Dwelling yield is based on
assumption of 30 dwellings per hectare and the size of the super lot spans 1.89 ha.

It is noted that the anticipated traffic to be generated by AURA DAZ2a sits well within the previous
modelling scenarios as part of the overall AURA development and the capacity of the lead-in road and
the intersection upgrade at New England Highway, which has been since supported and approved by
the relevant authorities. As such, further traffic modelling and assessments are not considered to be
necessary for AURA DA2a.

4.2 Other Considerations

The proposed subdivision layout has provided consideration for road hierarchy, defining road types and
functions laid out to service the subdivision and consistent with Council’s Manual of Engineering
Standards in relation to the road network design. The proposed arrangements also consider public
transport integration as well as promoting active transport options such walking and cycling.
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Conclusion

Based on the analysis and discussions presented within this report, the following conclusions are made:

The subject of this assessment is referred to as AURA Precinct 2A (DA2), which involves the
development of 166 lots — consisting of 159 residential lots, 6 large lots and 1 super lot (for
future multi-dwelling housing) and forms part of a larger urban release area that will be
progressive developed, referred to as Anambah Urban Release Area (AURA).

The internal road network for the proposed subdivision has been designed in accordance with
the Maitland Manual of Engineering Standards (MoES) or otherwise as agreed during pre-
application consultation, adopting the hierarchy and function of each road type, laid out to
accommodate vehicular traffic within the subdivision efficiently.

Other features within the road network include future provision for footpath, dual-directional
cycleway etc.

The development proposal is anticipated to generate a total of 191 vehicle trips in the AM and
PM peak hours and daily trips of 1,998, conservatively.

The vehicular traffic estimated to be generated by the proposed AURA DA2a is well within the
capacity of the proposed mitigation measures and intersection treatment on Wyndella Road and
New England Highway and can be accommodated without the need for further assessment or
analysis. The new public road through to Wyndella Road and the intersection treatments
(separate proposals by the applicant) will be available at the time any residential lot is created.

The proposed AURA DA2a development is therefore not anticipated to provide adverse impacts to the
road network and is supported from a transport assessment perspective.
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