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between ADW Johnson Pty Ltd and the Client. It has been prepared based on the information supplied by the
Client, as well as investigation undertaken by ADW Johnson and the sub-consultants engaged by the Client for
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Unless otherwise specified in thisreport, information and advice received from external parties during the course
of this project was not independently verified. However, any such information was, in our opinion, deemed to
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of its use will be accepted by ADW Johnson or by any person involved in the preparation of this assessment and
report.

This document is solely for the use of the authorised recipient. It is not o be used or copied (either in whole or in
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Executive Summary

AJ Karuah Timber Co Pty Ltd are seeking to amend the Port Stephens Local Environmental
Plan 2013 (PSLEP) to rezone land at Karuah from RU2 Rural Landscape to R2 Low Density
Residential. The planning proposal would facilitate the future subdivision of the part of the
site for residential purposes. Additional amendments to the PSLEP are sought in relation to
minimum lot size mapping and maximum building height.

The subject land is located off Tarean Road at Karuah. Lots affected by the planning
proposal are described as:

e Lot 572 DP777919; and
o Lots 38 -49;66-75;136-159; 170 - 193; 216 =220 DP11741.

The land that is the subject of this planning proposal is positioned approximately Tkm west
of the Karuah town centre. The site forms port of a larger rural landholding extending to the
north.

Considerable growth opportunity and demand for residential land is expected to occur in
Karuah, noting its significant lifestyle benefits and accessibility to major employment nodes
and commercial centres. The planning proposal will provide an opportunity for the provision
of approximately 405 new residential allotments to assist with meeting the projected
residential demand in the area, while also contributing to meeting the growth targets for
the Port Stephens local government areq, identified by the State government.

The Port Stephens LGA is generally highly constrained for urban development. The planning
proposal will facilitate delivery of housing to accommodate a growing population within
the Port Stephens LGA and will support the delivery of housing required within the Hunter
Regional Plan 2036. Further, it is consistent with Council’s local strategies and plans,
including:

e Port Stephens Planning Strategy; and
¢ Karuah Growth Strategy.

The proposal will provide for consistency in relevant planning provisions across the site.

The planning proposal is considered to have strategic merit as it achieves the following:

. It is consistent with the outcomes identified in relevant regional and local plans,
including the following:

v' Hunter Regional Plan 2036

v Greater Newcastle Metropolitan Plan 2036
v Port Stephens Planning Strategy 2011-2036
v' Karuah Strategy

. The proposal will contribute to the provision of housing targets identified for the
Karuah area and Port Stephens local government area.
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. The planning proposal will allow provision of new housing choice in Karuah and will
allow the integration of the new residential area with the existing Karuah
community and enhancement of local identity.

. The proposal will contribute to the economic growth of Karuah through increased
employment opportunities during the construction process and increased
patronage at local retail and commercial premises and community facilities and
public services.
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1.0 Introduction

1.1 OBJECTIVE OF THIS REPORT

ADW Johnson Pty Limited (ADW Johnson) has been commissioned by AJ Karuah Timber Co
Pty Ltd to prepare a Planning Proposal relating to the proposed rezoning of land located at
229 Tarean Road, Karuah (the subject land).

The overall site comprises multiple lots and unformed roads that were created as part of a
historic paper subdivision. The subject land is currently undeveloped and comprises partially
cleared rural land.

The subject land comprises two separate parcels of land, Parcel 1 comprising much of the
southern portion of the site and Parcel 2 adjoining the north western boundary.

Lots affected by the planning proposal are described as:

e Lot 572 DP777919; and
o Lots 38 -49; 66-75; 136-159; 170 - 193; 216 =220 DP11741.

The subject land is zoned RU2 Rural Landscape under the Port Stephens Local Environmental
Plan 2013 (PSLEP) and adjoins land that is zoned R2 Low Density Residential. It forms part of
a larger rural landholding extending to the north which is largely unconstrained.

The Karuah township is currently experiencing an increase in residential growth and
demand for housing, generated by the significant lifestyle benefits which the area offers;
and accessibility to major employment nodes and commercial centres.

The planning proposal seeks to rezone the subject land to R2 Low Density Residential to
facilitate the future development of two parcels of land with the capability to
accommodate approximartely:

e Parcel 1.
o 394 residential lots (this indicative lot yield includes a small extent of existing R2
zoned land) located at the southern extent of the overall site; and
e Parcel 2.
o 11 residential lots adjoining exiting residential land toward the north eastern
extent of the overall site.

This report includes relevant information about the subject land. It is structured to comply
with:

e The requirements of the Environmental Planning and Assessment Act 1979; and
e The Department of Planning and Environment publication: ‘A Guide to Preparing
Planning Proposals’.

The subject land and its relationship to the overall site is shown in Figure 1 and indicative
subdivision layout is shown in Figure 2.
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Figure 1. Aerial Photograph of the subject land showing existing lot layout.
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1.2 PROJECT SUMMARY

Key details relevant to the planning proposal are summarised below:

Applicant Details: AJ Karuah Timber Co Pty Ltd
C/- ADW Johnson

7/335 Hillsborough Road
Warners Bay NSW 2282

Property Details: Lot 572 DP777919; and
Lots 38 — 49; 66-75; 136-159; 170 -193; 216 —220 | the “Subject
DP11741. Land”
Address: 229 Tarean Road, Karuah
Planning Proposal To rezone the subject land to R2 Low Density Residential to

facilitate the future development of the land for residential
pUrposes.

1.3 BACKGROUND

Karuah is located on the former alignment of the Pacific Highway. Historically, its growth
was supported by passing traffic and the delivery of highway services to travellers, such as
stop overs, food services, vehicle repairs and fuel. In 2004, the Karuah Bypass was opened
and the maijority of vehicles that once passed through Karuah were diverted around the
township.

A report commissioned 5 years after the commencement of the Karuah Bypass indicates
that the bypass has had a significant effect on Karuah. The report indicates that local use
of the main street has been a positive outcome of the bypass, with improvements to the
amenity of properties adjoining the former Pacific Highway (now Tarean Road)!.

While Karuah's residents have enjoyed improvements in liveability due to reduced noise
and fraffic businesses relying on passing motorists have suffered considerably. Petrol stations,
accommodation, and food services have had the most negative outcomes, with business
closures, decreased revenues, and considerable reductions in employment2,

The report suggests that as Karuah no longer services large volumes of passing motorists,
businesses need to focus on the local and regional population for support. Effective
management, expanded services, and increased advertising have proven to be the most
pivotal aspects of profitable businesses in Karuah since the opening of the Karuah Bypass.
It is suggested that more business opportunities in Karuah may arise as the population of the
area increase New housing developments in Karuah should foster more business and
economic growth over the long-terms.

1 The Karuah Highway Bypass Economic and Social Impacts The 5 year report, (2009), Phibbs P,
Heidrich A & Cooney C.
2 The Karuah Highway Bypass Economic and Social Impacts The 5 year report, (2009), Phibbs P,
Heidrich A & Cooney C.
3 The Karuah Highway Bypass Economic and Social Impacts The 5 year report, (2009), Phibbs P,
Heidrich A & Cooney C.
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This planning proposal seeks to rezone appropriately located and unconstrained land for
the purpose of residential development. The proposed development will provide a number
of social and economic benefits to the Karuah area through creating a new resident
population which is integrated with the existing community which will increase patronage
at local retail and commercial premises and community services, improving their viability.
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2.0 Site Description and Context

2.1 SITE DETAILS
Lots affected by the planning proposal are described as:

e Lot 572 DP777919; and
o Lots 38 -49; 66-75;136-159; 170-193; 216 - 220 DP11741.

The overall site has an area of approximately 140ha and the subject land (planning proposal
areas) have the following areas:

e Parcel 1: 39.06ha
e Parcel 2: 0.87ha.

2.2 SITE LOCATION

The subject land is located on the northern side of Tarean Road, Karuah, with its south
eastern boundary located approximately 1km from the Karuah Town Centre, where a
range of retail services and community facilities are available.

Prior to the upgrade of the Pacific Highway and its subsequent detour around Karuah,
Tarean Road formed the alignment of the Pacific Highway and was designed and
constructed to cater for high volumes of traffic.

The Pacific Highway is considered to be State significant infrastructure, providing the primary
road connection between Sydney and Brisbane. The road network provides ready access
to Raymond Terrace (15 minutes); Tomago (25 minutes); Wililamtown (20 minutes); and
Newcastle (45 minutes).

The location of the subject land and overall site is shown in Figure 4 and Figure 5.
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Figure 4. Site Locality Plan.
Source: https://maps.six.nsw.gov.au/
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Figure 5. Site Locality - Local Context
Source: (https://www.google.com.au/maps; Current: 21/06/18)
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2.3 SITE CONTEXT AND SURROUNDING LAND USES
2.3.1 Existing Land Uses

The overall site encompasses multiple lots and unformed roads as shown in Figure 1 that
were created as part of a historic paper subdivision. The subject land comprises
undeveloped and mostly cleared rural land.

2.3.2 Surrounding Land Uses
Land uses surrounding the overall site are outlined below:

e Tarean Road forms the alignment of the southern site boundary, with Karuah Golf club
located to the south west;

e Undeveloped residential zoned land sits immediately to the south west of the subject
land (part of which is situated within the overall site);

e Land located on the southern side of Tarean Road (opposite Parcel 1) is zoned for
residential development and is subject to a development application proposing the
creation of 124 residential lots. At the time of lodgement, this development application
remained undetermined;

¢ The Karuah township is located approximately 1km to the east of the subject land and
provides a range of community services and facilities, including supermarket and other
retail offerings, school and parkland;

¢ The Karuah River is located immediately to the east of the Town Centre and provides a
range of recreational and professional fishing opportunities for residents and visitors to
the town;

e Land zoned and developed for residential purposes adjoins the south eastern site
boundary;

¢ Undeveloped vegetated land and wetland adjoins the eastern boundary of Lot 572;

e Land zoned and developed for residential purposes adjoins the north eastern site
boundary and its alignment forms part of the historic paper subdivision that affects the
subject land;

e The Karuah National Park is located north of the subject land;

e A Hunter Water waste water treatment plant is located to the north west, servicing the
Karuah township; and

e A sawmill, under the same ownership as the subject land, sits to the west.

23.3 Access and Transport

The subject land is located on the northern side of Tarean Road, which provides a direct
connection to both the Karuah Town Centre (approximately Tkm east of the eastern
boundary of the subject land) and the Pacific Highway (approximately 2.5km west of the
subject land).

Tarean Road comprises the former alignment of the Pacific Highway and has been
designed and constructed to cater for high volumes of traffic.

The Pacific Highway provides the primary road connection between Sydney and Brisbane.
The road network provides ready access to Raymond Terrace (15 minutes); Tomago (25
minutes); Williamtown (20 minutes); and Newcastle (45 minutes).
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3.0 Site Analysis

This section provides discussion on the key issues relevant to the planning proposal. An
analysis of the physical features of the subject land was undertaken to inform the planning
proposal. This section contains a summary analysis of the subject land, including:

Topography and geology;
Contamination;

Acid sulfate soils;
Hydrology;

Mine subsidence;

Flora and fauna;
Heritage;

Infrastructure utilities;
Traffic and transport network;
Bushfire;

Flooding; and

Coastal management.

3.1 TOPOGRAPHY AND GEOLOGY

The subject land comprises undulating ground sloping generally down from north-west to
south-east. Site levels vary, with the ridgeline running along the northern section of the
subject land at approximately RL20m AHD and dropping below RL 10m AHD toward the
south eastern boundary.

3.2 CONTAMINATION

The subject land has been utilised for cattle grazing purposes for numerous years with no
evidence of contaminating activities such as unconfrolled dumping having occurred on
the subject land.

If required, further assessment of contaminated soils across the site can be undertaken and
provided to Council post-gateway.

3.3 ACID SULAFTE SOILS

PSLEP 2013 mapping identifies that the subject land not constrained by acid sulfate soils. A
small portion of the overall site contains land mapped and comprising class 5 acid sulfate
soils, however this land sits outside the planning proposal area.

An extract of the LEP Acid Sulfate Soils Map is provided in Figure 6.
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Figure 6. Extract from PSLEP 2013 Acid Sulfate Soils Map.
Source: PSLEP — Accessed 15/10/2018

3.4 HYDROLOGY AND FLOODING

There are no creek lines within the subject land, however, there are two small farm dams
located within the planning proposal area. A wetland is located on land adjoining the
eastern boundary of the subject land and discharges into the Karuah River.
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Figure 7. Mapped waterways on the subject land.

Source: Six Maps https://maps.six.nsw.gov.au/ . Accessed 15/10/2018
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Flood planning maps included within the PSLEP 2013 indicate that the subject land is
generally free of flooding constraints. A small area of precinct 1 is mapped as comprising
a flood planning area. The subdivision concept layout provides a stormwater detention
basin in this location.
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Figure 8. PSLEP 2013 Flood Planning Map Extract.
Source: PSLEP — Accessed 15/10/2018

3.5 MINE SUBSIDENCE

The subject land is not located within a mine subsidence district.
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3.6 FLORA AND FAUNA

The subject land is largely cleared of native vegetation and is currently utilised for cattle
grazing. Vegetation across the site consists of scattered trees and grass land.

Established trees occur to the east of the subject land. This area is heavily disturbed, having
been subject to selective clearing and understory management.

The Native Vegetation Regulatory map and the Biodiversity Values map do not identify the
subject land as comprising sensitive or vulnerable regulated land. Refer to Figure 9 and
Figure 10.
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Figure 9. Native Vegetation Regulatory Map.
Source: https://www.Imbc.nsw.gov.au/Maps/index.htmlgviewer=NVRMap Accessed 15/10/2018

31

64
DP1024344 DPTS96

Subject Land.
Parcel 2

DP10242344

e

[ Dp243es p=it i y

Figure 10. Biodiversity Values Map.
Source: https://www.Imbc.nsw.gov.au/Maps/index.ntml2viewer=BVMap Accessed 15/10/2018
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3.7 HERITAGE

The subject land is not identified on PSLEP 2013 mapping as containing any items of
archaeological or general heritage significance, nor is it located within a heritage
conservation area (refer Figure 11).
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Figure 11. Extract from PSLEP 2013 Herliclge Map
Source: PSLEP Heritage Map — accessed 15/10/2018

An AHIMS search of the subject land and surrounds was undertaken. The results of the AHIMS
search indicate that there is one (1) recorded Aboriginal site in or near the subject land. A
copy of the results of the AHIMS search are included as Appendix D.

3.8 INFRASTRUCTURE UTILITIES

Public utility services can be extended fo the site. Public utilities are discussed further is
Section 6 of this report.

3.9 TRAFFIC AND TRANSPORT

The subject land is located on the northern side of Tarean Road, which provides a direct
connection to both the Karuah Town Centre and the Pacific Highway.

Tarean Road comprises the former alignment of the Pacific Highway and has been
designed and constructed to cater for high volumes of fraffic.

There are two opportunities to access the Pacific Highway from Karuah, within opportunities
for fraffic to merge onto the Pacific Highway and travel in both northern and southerly
directions. The Pacific Highway is State significant infrastructure, providing the primary road
connection between Sydney and Brisbane. The road network provides ready access to
Raymond Terrace (15 minutes); Tomago (25 minutes); Willamtown (20 minutes); and
Newcastle (45 minutes).
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3.10 BUSHFIRE

The maijority of the subject land is cleared of vegetation and is not mapped as being subject
to bushfire threat. The outer edges are mapped as vegetation buffer (refer Figure 12
below).

Subject Land.
Parcel 2

Overall
Site

Subject
Land

Vegetation Category 1

g

Vegetation Category 2

II

Vegetation buffer - 100m & 30m

uuuuuuu

Figure 12. Extract from the Port Stephens Councﬂ Bushfle Prone Land Map.
Source: https://www.portstephens.nsw.gov.au/ - Accessed 15/10/2018

3.11 COASTAL MANAGEMENT

The subject land does not contain any wetlands. An area of land identified as wetland on
the PSLEP 2013 Wetlands Map adjoins the subject land to the east (refer Figure 13 below).
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