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ASSESSMENT REPORT

HUNTLEE NEW TOWN STAGE 1
MP 10_0137 MOD 6

1. INTRODUCTION

This report is an assessment of a request to modify the Huntlee New Town Stage 1 Project
Approval (MP 10_0137). The request has been lodged by JBA Urban Planning Consultants
Pty Ltd, on behalf of Huntlee Pty Ltd (the Proponent), pursuant to section 75W of the
Environmental Planning and Assessment Act 1979 (EP&A Act).

The request seeks approval for minor changes to the subdivision layout in Stage 1 involving
subdivision of a super lot into two smaller lots and creation of one additional residential lot in
sub-stage 4. The proposal also includes changes to the conditions in relation to the timing of
road infrastructure upgrades; provision of a substation; and requirements for site
contamination certification.

2. SUBJECT SITE

Huntlee New Town is located in the Cessnock and Singleton Local Government Areas (LGA)
in the Hunter Region of New South Wales. The site is located immediately to the south of
Branxton, approximately 18 kilometres (km) north of Cessnock and 23 km south east of
Singleton (refer to Figure 1).

The proposed changes to the subdivision layout relate to the Town Centre and substage 4 as
shown in Figure 2.
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Figure 1: Regional context (source: Proponent)
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3. APPROVAL HISTORY

Huntlee was rezoned in December 2010 for residential, town centre, employment and
conservation uses over approximately 1,700 hectares (ha). The rezoning decision was
challenged in the NSW Land and Environment Court but ultimately upheld by the Court of
Appeal in December 2011.

On 24 April 2013, the Planning Assessment Commission (the Commission) granted Project
Approval (MP 10_0137) for Stage 1 of the Huntlee New Town project to permit:

site preparation works;

construction of internal and external road networks;

subdivision to create 1,473 residential allotments, 14 super lots, and one primary school
allotment; and

drainage and open space reserves.

The Project Approval has been modified on five occasions:

Table 1 — Previous modifications

Modification Approval Modifications

No. Date
MOD 1 29 Modifications to the boundaries, dimensions and orientation of
January the lots within the Stage 1 Entry Village (sub-stage 1a),
2015 approved by the Department under delegation.
MOD 2 2 April Modifications to the super lots in the Town Centre, an increase
2015 in the Stage 1 approval boundary, addition of Lot 213,
amendments to the reference to the energy provider for the site
and road access to the Stage 1 Entry Village, approved by the
Commission.
MOD 3 17 August Changes to the subdivision layout of sub-stages 1a and 2 to 5
2015 (resulting in a net reduction of 29 lots) and the relocation of
public open space within sub-stages 2 to 5, approved by the
Commission.
MOD 4 19 Minor amendments to the subdivision layout in sub-stages 3 to
November 5, including modifications to pedestrian paths and lot
2015 boundaries and the inclusion of a new vehicle access lane,
approved by the Commission.
MOD 5 5 July Extension to the boundary of the Stage 1 approval resulting in
2016 an additional 3.1 ha and 33 residential lots and an extension to
the road network to access the additional lots, approved by the
Commission.

A further modification, Modification 7, seeking approval to provide an access road, is
currently under assessment.
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Town Centre

Figure 2: Stage 1 Huntlee Masterplan (as modified) (Source: Mod 5 Approved Plans)

4. PROPOSED MODIFICATION

The Proponent lodged a section 75W modification application (MP 10_0137 MOD 6) for minor
changes to the subdivision layout and changes to conditions relating to contamination and
infrastructure provision.

The proposed modification is summarised in Table 2.

Table 2 — Summary of proposed modification

Subdivision
Layout

e subdivision of a super lot within the Town Centre into two smaller
commercial lots and a new access lane (refer to Figure 3); and

e creation of one additional residential lot in sub-stage 4 (refer to
Figure 4).

Project
Approval
Conditions

Condition E7 — Road Network

o defer the timing of the road infrastructure upgrades by adjusting the
thresholds currently nominated in the condition because of revised
intersection modelling and analysis (refer to Figure 5).

Condition C5 — Ultility Services

e defer the requirement for the identification of a substation zone until
a later stage of the development so that an appropriate location can
be determined in consultation with the relevant energy provider.

Condition C1 — Site Contamination and Remediation

o clarify the wording of the condition so that only the contaminated
areas of the site requiring remediation would need to be certified by
a Site Audit Statement.
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STAGE 1 TOWN CENTRE

Figure 3: Proposed Subdivision — Town Centre (source: Proponent’s application)
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Figure 4: Proposed Additional Lot — Sub-stage 4 (source: Proponent’s application)
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Figure 5: Traffic Infrastructure Upgrade — Stage 1 (Source: Proponent’s Modification request)

5. STATUTORY CONSIDERATION

5.1 Section 75W

The project was originally approved under Part 3A of the EP&A Act. Although Part 3A was
repealed on 1 October 2011, the project remains a ‘transitional Part 3A project’ under
Schedule 6A of the EP&A Act, and hence any modification to this approval must be made
under the former section 75W of the Act.

The Department is satisfied the proposed changes are within the scope of section 75W of the
EP&A Act, and the proposal does not constitute a new application.

5.2 Approval Authority

The Minister for Planning is the approval authority for the application. However, under
delegation dated 14 September 2011, the Planning Assessment Commission may determine
the application.
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5.3 Permissibility

The site was formerly listed in the State Environmental Planning Policy (Major Development)
(MD SEPP) 2005 as a State Significant Site. The relevant controls that applied to the site
under the MD SEPP were transferred into the Cessnock Local Environmental Plan 2011
(CLEP 2011).

The site is zoned part R1 General Residential and part B4 Mixed Use under CLEP 2011. The
proposed change to the subdivision layout does not involve any additional development on
the site and the proposal is permissible with consent in both zones.

6. CONSULTATION

The Department made the modification application publicly available on its website and
notified all landowners within the Project Approval site of the proposal in writing. The
modification request was also referred to Cessnock City Council (Council), Roads and
Maritime Services (RMS) and Office of Environment and Heritage (OEH).

No concerns were raised by Council or OEH in relation to the proposed modification.

RMS initially raised concerns with the traffic analysis and modelling undertaken by the
Proponent. However, following further consideration of those issues, RMS raises no further

concern, subject to specific changes to the road infrastructure upgrade requirements.

No public submissions were received.

7. RESPONSE TO SUBMISSIONS

The Proponent submitted a Response to Submissions (RtS) dated 6 December 2016, which
included an updated Traffic Report in response to concerns raised by RMS. The RtS also
revised the lot thresholds for the delivery of road infrastructure in response to concerns raised
by the Department. Those aspects are addressed in Section 8 below.

8. ASSESSMENT

The key assessment issues are considered in Table 2 below.

Table 2: Assessment of the key issues

Issue Consideration Recommendation
Subdivision e The proposed modification seeks approval to subdivide a super lot Condition A2 is
Layout within the Town Centre into two smaller commercial lots and provide a amended to

new access lane. The Department considers the proposed subdivision incorporate the

is acceptable because: modified subdivision

- it is a minor change, which would allow the site to be occupied by layout in Stage 1 of
future commercial tenants, consistent with the approved use of the the Huntlee
Town Centre site; and Masterplan.

- it is consistent with the Huntlee Development Control Plan 2013
(HDCP 2013) in terms of the layout of the retail core and the road
network hierarchy (refer to Appendix A).

e The proposed modification also seeks approval to include one

additional residential lot in sub-stage 4. The Department considers the

proposed subdivision is acceptable because:

- it would result in a total of 1,473 lots (within Stage 1), which is the
same as originally approved;

- It would not result in any additional traffic impacts beyond those
already assessed and approved; and

- it is consistent with HDCP 2013 in terms of the minimum lot
dimensions and would not compromise compliance of the adjoining
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Issue

Consideration

Recommendation

lots with the lot width and area controls.
The Department considers the subdivision layout and design are
consistent with the aims and objectives of HDCP 2013, and there would
be no additional environmental impacts on the surrounding area.
The Department is satisfied the proposed subdivision layout would not
result in any material change to Stage 1 of the Huntlee Masterplan.

Infrastructure
Upgrades

Condition E7 was imposed on the original approval, requiring road

upgrades to be undertaken at various stages of the development,

based on modelling undertaken by the Proponent and RMS

recommendations.

The proposed modification seeks approval to defer the timing of the

road infrastructure upgrades by adjusting the various thresholds

currently nominated in Condition E7, following a review of the

intersection modelling and ftraffic analysis. The modification as

originally submitted sought to increase the lot threshold for the delivery

of road infrastructure from 500 tots to 1,500 lots.

In support of the change, the Proponent submitted an Intersection and

Road Upgrade Threshold Analysis Review (the Review), which

provides an assessment of the infrastructure upgrades and the actual

capacity (in terms of lots) that can be achieved, prior to the upgrades

being required.

The Review identifies key changes that affect the timing of the

upgrades since the original approval was granted in 2012. These

include a decrease in the RMS standard for residential trip generation

rates in regional areas and updated traffic volume data collected in

March 2016, which provides a 15 per cent reduction in traffic flows since

the opening of the Hunter Expressway in 2014.

The Department considers the Proponent has provided reasonable

justification to support an adjustment of the threshold limits for the

upgrade of road infrastructure. However, the Department raised

concern that the road infrastructure upgrades would not be delivered

as part of Stage 1 for 1,472 lots.

In response, the RtS included a reduced threshold of 1,000 lots to

address the Department's concerns.

RMS subsequently recommended the following threshold requirements

for the delivery of road upgrade works:

- Wine Country Drive to be upgraded to 4-through lanes prior to 725
dwellings or 1 June 2018 (whichever occurs first);

- Wine Country Drive/Hex Link Road intersection upgraded to a two
lane roundabout prior to 725 dwellings or 1 June 2018;

- Wine Country Drive/Main Street to be traffic signal controlled prior
to construction of development west of Wine Country Drive; and

- Wine Country Drive/Village Access to be traffic signal controlled
prior to 1,000 dwellings.

The Proponent was consulted on the recommended thresholds and

have raised no concerns.

Council also have raised no concerns regarding the proposed changes.

Subject to the recommendations provided by RMS being included in

the modified Project Approval, the Department is satisfied the proposed

changes to the lot thresholds and road infrastructure upgrade works

can be supported.

Condition E7 is
amended to reflect
the adjusted
thresholds for road
infrastructure
upgrades as
recommended by
RMS.

Utility Services

Condition C5 (d) requires the Proponent to determine an appropriate
location for a new substation, with the agreement of the relevant energy
provider, prior to issue of a subdivision certificate for the 500" iot. The
condition was imposed as at the time of the original approval, the
existing substation was thought to have capacity to service 400 lots (or
up to 1200 lots with a conductor upgrade), and therefore a second
substation to service Stage 1 would be required.

However, the Proponent has provided subsequent advice from Ausgrid,
who have considered the energy demands and infrastructure needs of
Stage 1, and have advised there is no requirement for a new zone
substation site.

The proposal therefore sought to defer this requirement to when 1,500
lots have been achieved, that is after the completion of Stage 1 (which
includes only 1472 lots).

Based on the advice from Ausgrid provided by the Proponent, the
Department is satisfied the requirement for the zone substation can be
deleted from the Stage 1 approval.

Condition C5 (d) is
recommended to be
deleted.
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Issue Consideration Recommendation

Contamination e The proposed modification seeks to make amendments to Condition Condition C1 is
C1 Site Contamination and Remediation to clarify the requirement for modified to clarify

a Site Audit Statement. remediation for
e Currently, the wording of the condition may be interpreted that a Site  identified
Audit Statement is required for all land in Stage 1. contaminated areas.

e However, the detailed site investigation which forms part of the original
approval only identified specific areas that would require remediation.

e The site investigation found all other parts of the site were free of
contamination.

e The Proponent states the current wording would result in unnecessary
cost and delays in processing future development applications in Stage
1 if the requirement was applied to all land.

o The Department, therefore, supports the request to clarify the site
certification requirements, to make it clear that they only apply to
contaminated parts of the site.

» The Department also notes the existing approval contains a condition
requiring an Environmental Management Plan (EMP) to be prepared
outlining procedures for the Proponent to follow should evidence of
contamination be encountered. This includes an unexpected find
protocol. The Department is satisfied the existing conditions of approval
would appropriately manage potential contamination impacts, including
any unexpected finds of contamination.

8. CONCLUSION

The Department has assessed the modification application and supporting information in
accordance with the relevant requirements of the EP&A Act. The Department’s assessment
concludes the proposed modification is acceptable on the basis that:
o the proposed subdivision is consistent with the requirements of the HDCP 2013;
e it would synchronise the timing of road infrastructure upgrades with the traffic generated by
the proposed development which is supported by RMS;
it delete a requirement for a substation site which is no longer required; and
it would clarify the Site Audit requirements for future development applications on the site.

Consequently, it is recommended the modification is approvable subject to the recommended
conditions.

9. RECOMMENDATION

It is recommended that the Planning Assessment Commission, as delegate of the Minister for

Planning:

. considers the findings and recommendations of this report, noting the Department
considers the modification is approvable;

. determines that the Proponent’'s request is a modification under Section 75W of the
EP&A Act; and

. if the Commission determines to modify the approval under section 75W of the EP&A
Act, signs the notice of modification (Appendix B).
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Prepared by:
Thomas Mithen
Consultant Planner

Natasha Harras Anthea Sargeant 9_4—’ ‘H 1

Acting Director Executive Director

Modification Assessments Key Sites and Industry Assessments
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APPENDIX A: DCP COMPLIANCE

Huntlee Development Control Plan 2013

Section 4 - Subdivision Design

Section 4.1 — Street Network and Design

Compliance for MP10_0137 MOD 6

(1) The street network is to be provided generally
in accordance with Figure 15.

The proposed modification is consistent with
the Overall Road Network and Hierarchy
(Figure 15 of the DCP).

(2) Road and intersection upgrades are to be
generally in accordance with Figure 16 and Figure
17.

The proposed modification does not
compromise any road works identified in
Figures 16 and 17 of the DCP as it only seeks
to defer them to late stages of the development.

(3) Streets are to be provided in accordance with
the cross-sections at Figure 18 to Figure 25.

The Department is satisfied the proposed
access lane is generally in accordance with
Figures 18 to 25 of the DCP.

(4) “Park Edge” roads (Figure 29) should
accommodate the majority of the required Asset
Protection Zone within the road reserve and at the
boundary of the development must also
incorporate a battered slope within the road
reserve to cater for potential changes in level along
the site boundary.

The proposed modifications have no impact on
the Park Edge roads.

(5) Alternative street designs for local streets and
accessways may be permitted on a case by case
basis to accommodate local features if they
preserve the  functional objectives and
requirements of the design standards.

The Department is satisfied that the proposed
access lane forms a logical extension to the
approved road layout for the Town Centre.

(6) Where any variation to the residential street

network is proposed, the alternative street network

is to be designed to achieve the following
principles:

e a permeable network that is based on a
modified grid system,

e encourage walking and cycling and reduce
travel distances,

e maximise connectivity between residential
areas and community facilities, open space
and centres,

e take account of topography and accommodate
significant vegetation,

e optimise solar access opportunities
dwellings,

e provide frontage to and maximise surveillance
of open space and riparian corridors,

e provide views and vistas to landscape features
and visual connections to nodal points and
centres, and

e maximise the use of water sensitive urban
design measures

e minimise the number of road crossings of
riparian corridors and ensure riparian
connectivity is maintained.

for

The proposed modification would not result in
any change to the approved residential street
network.

(7) Except where otherwise provided for in this
DCP, all streets and intersections are to be
designed and constructed in accordance with
Austroads Guide to Traffic Management and
Australian Standards AS 1742, 1743 and 2890.

An existing condition of consent requires all
roadworks to be designed and constructed in

(9) Street trees are required for all streets. Street

tree planting is to:

e Dbe consistently used to distinguish between
public and private spaces and

accordance with Austroads and relevant
Australian standards.
The proposed modification would not

compromise the approved street tree planting
regime identified in Landscape Masterplan for
the Stage 1 approval.
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e between different classes of street within the
street hierarchy,

e minimise risk to utilities and services,

e Dbe durable and suited to the street environment
and, wherever appropriate,

e include endemic species,
maintain adequate lines of sight for vehicles
and pedestrians, especially around

e driveways and street corners,
provide appropriate shade, and
provide an attractive and interesting landscape
character and clearly define

e public and private areas, without blocking the
potential for street surveillance.

Section 4.5 — Residential Neighbourhoods

Compliance for MP10_0137 MOD 6

Section 4.5.1 Residential Character

(1) Residential neighbourhoods are to be focused
on elements of the public domain such as a school,
park, retail, or community facilities that are typically
within walking distance.

The proposed modification maintains a

walkable neighbourhood.

(2) Subdivision layout is to create a legible and
permeable street hierarchy that responds to the
natural site topography, the location of existing
significant trees and solar design principles.

The proposed modification is similar to the
approved subdivision pattern.

(3) Pedestrian connectivity is to be maximised
within and between each residential
neighbourhood with a particular focus on
pedestrian routes connecting to public open space,
bus stops and railway stations, educational
establishments and community/recreation
facilities.

The proposed subdivision does not impact
access to the Town Centre or public open
space.

(4) Street blocks are to be generally 150m to 180m
long. Block lengths and widths in excess of 180m
may be considered where pedestrian connectivity,
stormwater management and traffic safety
objectives are achieved.

The proposed additional lot is similar to
approved lots in the street.

(5) Residential lots should generally be rectangular
in geometry.

The new residential lot will be rectangular in
shape.

(6) Battle-axe lots are not permitted.

The additional residential lot is not a battle-axe
lot.

(7) The orientation and configuration of lots is to be
generally consistent with the subdivision principles
shown at Figure 32 and Figure 33.

The new residential lot is orientated similar to
the approved subdivision pattern.

(8) Preferred lot siting is either on a north-south or
east-west orientation.

The new lot is orientated in accordance with the
approved subdivision pattern.

(10) Residential subdivision applications should:

e Consist of a mix of dwelling types including
attached dwellings, multi-dwelling housing and
residential flat buildings which are located in
close proximity to the town and village centres
and public transport.

e |ncorporate a mix of lot sizes for detached
dwellings to provide a range of housing choice
within the lower density areas.

e Provide cottage lots around open space and
village centres

* Provide country lots around the perimeter of
the site and where environmental constraints
are managed within lots (ie Flooding, bushfire
APZ etc)

The proposed modification will not compromise
the achievement of a range of lot sizes,
activation of the public domain or links to the
Town Centre, public open space or public
transport.
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e Be designed to provide for activation of the
public domain, including streets and public
open space through the orientation and design
of buildings and communal spaces.

o Ensure that pedestrian, cyclist and road links
provide legible and direct access to the town
centre, public transport and areas of public
open space.

Section 4.5 — Residential Neighbourhoods

Compliance for MP10_0137 MOD 6

Section 4.5.2 Minimum Lot dimensions

(1) Minimum lot frontage and lot sizes for each
dwelling type will comply with Table 5 and should
be located generally in accordance with the Lot
Size Map at Figure 34.

The new residential lot is generally consistent
with the approved subdivision pattern, which
meets the minimum lot size and minimum
frontage length as specified in the DCP.

(2) Lot frontage is to be measured at the street
facing building facade line, not including
articulation elements.

Noted

(3) Residential subdivision is to provide for a mix of
lot frontage widths to enable the development of a
range of housing types and sizes.

A range of lot frontage widths will be
maintained in substage 4.

4) Lots should be rectangular. Where lots are an
irregular shape, they are to be large enough and
oriented appropriately to enable dwellings to meet
the controls in this DCP.

All the new residential lots are rectangular in
shape.

(5) Battleaxe lots are not permitted.

No battle-axe lots are proposed.
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APPENDIX B: NOTICE OF MODIFICATION

http://majorprojects.planning.nsw.gov.au/index.pl?action=view job&job id=10 0137
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APPENDIX C: SUPPORTING INFORMATION

The following supporting documents and supporting information to this assessment report
can be found on the Department of Planning and Environment’s website as follows:

1. Modification request

http://majorprojects.planning.nsw.gov.au/index.pl?action=view job&job id=10 0137

2. Submissions

hitp://majorprojects. planning.nsw.qov.au/index.pl?action=view job&job id=10 0137

3. Response to Submissions

hitp://majorprojects.planning.nsw.gov.au/index.pl?action=view job&job id=10 0137
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