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Rural Residential Development 

Nabiac Tuncurry 

Carefree Road Precinct  

(Rural Fringe Designation) 
 
Locational information 

- Located between Carefree Road, Pacific Highway and Failford Road 
- Land Area = 104.1ha 

 
 
Issues 

-  
- Affected by 300m Pacific Highway buffer for noise and vibration 
- Bushfire threat from vegetation to the south-east 
- Effluent disposal/water quality 
- Drainage/water quality/flooding 
- Access, internal roads and future road closure 
- Cycleway 
- Visual exposure 

 
Character Statement 

- The precinct will form the main northern gateway to Forster/Tuncurry. 
- At present the Failford/Darawank area is characterised by a mix of rural and rural residential 

development before a traveller reaches the regional centre of Forster/Tuncurry. Presently, along 
Failford Road, the traveller goes directly from rural sized properties to that of a 5,000m² subdivision 
(though this is partly screened from the road). 
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- Future development of the precinct for 1 or 2 hectare minimum rural residential allotments will 
allow the traveller a better transition from rural to urban sized lots. The subdivision pattern should be 
designed to provide the least visual impact when viewed from the Pacific Highway. 

 
Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The preference for this precinct would be for all lots to be connected to reticulated sewerage. 
However, this may not be feasible, as there is only an estimated capacity for another 100 ET’s 
(Equivalent Tenements) to be connected to reticulated sewerage for new rural residential 
subdivisions in the area covered by the Wallamba Sewerage Scheme. The Bullocky Way precinct 
will get first use of these available connections, and Aquatic Road precinct second, before they can 
be considered for this precinct. The Failford/North Tuncurry precincts will be given priority for 
connection to reticulated sewerage over the Minimbah precincts. 

- The precinct will have a 1ha minimum lot size (Rural Fringe Designation) if able to be connected to 
reticulated sewerage. The precinct will have a 2ha minimum lot size (Rural Lifestyle) is on-site 
effluent disposal is utilised. These lot sizes will provide an appropriate transition from rural to urban 
landscapes. 

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Wallis Lake catchment (geotechnical studies 
conducted as part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High Habitat Value, as shown on maps held by Great Lakes Council, must 
be retained. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and dwellings will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access, Internal Roads and Future Road Closure 

- Access to the precinct is to be provided from Failford Road, via one point, with adequate sight 
distances in either direction  No direct access to the highway will be permitted. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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- Access through the site is required to be designed to cater for additional traffic accessing properties 
further along Carefree Road, with Carefree Road to be closed to the Pacific Highway after 
construction is completed. 

- Consideration should be given to the closure of the Carefree Rd access to the Pacific Highway at the 
time when access can be provided from Failford Rd. 

 
Pacific Highway Buffer 

- A 300m buffer to the Pacific Highway which will exclude the siting of dwellings is to be 
implemented unless agreement from the RTA and Council can be obtained to reduce this distance 
either based on topographic reasons or through the use of mounding/screening. 

 
Orientation of Lots 

- Lots are to be orientated within the precinct so as to not directly overlook the Pacific Highway (ie. 
the situation should be avoided whereby dwellings are situated so that they face the Pacific 
Highway). 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Cycleway 

- Consideration needs to be given to the appropriateness/cost efficiency of a cycleway linking the 
precinct with Nabiac. Limiting dependence upon car usage for this precinct in light of its proximity 
to Nabiac would be advantageous. 

 
Visual Exposure 

- The precinct is elevated above the Pacific Highway and can be clearly seen from Failford Road. 
Consideration needs to be given to minimising the impact on the scenic quality of the landscape as 
viewed from these two locations, of the completed subdivision. Solutions are likely to revolve 
around subdivision design and vegetation screening along Failford Road. 
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Minimbah Road Precinct  

(Rural Fringe Designation) 
 

 
 

Locational information 
 

- There are four separate areas along Minimbah Road, which make up this precinct. The largest is on 
the western side of Minimbah Road between this road and the Pacific Highway, with the other three 
areas located on the eastern side of Minimbah Road. 

- Total land Area = 251.7ha (NW = 119.4, Sth = 10.7, Centre = 22.6, NE = 99) 
 
Issues 
 

- Western area affected by 300m Pacific Highway buffer for noise and vibration 
- Bushfire threat from vegetation to the south, north and east generally 
- Effluent disposal/water quality 
- Precinct within Minimbah Aquifer Recharge Area 
- Steep land 
- Proposed Minimbah Landfill 1.3km buffer 
- Cycleway 
- Corridors 
- Visual exposure 
- Access and internal roads 

 
Character Statement 
 

- The precinct will form the southern gateway to the Nabiac area. 
- At present the Minimbah/Nabiac area is characterised by a mainly rural environment interspersed by 

rural residential development before reaching the township of Nabiac. Presently, along the Pacific 
Highway, the traveller goes directly from rural to urban landscapes. Development of the western 
precinct will allow a better transition between the two, though care in subdivision design will need to 
be taken to ensure that the visual impact of the precinct is minimised. Choice of construction 
materials for this precinct will need to be restricted in order to reduce visual impact. A 1 or 2 hectare 
minimum subdivision standard for the precinct will allow for this transition. 
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- The precincts on the eastern side of Minimbah Road are likely to have minimal visual impact on the 
travelling public, though consideration will still need to be given to subdivision design and 
construction materials (for example, non-reflecting roofs). 

 
Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The precinct will have a 1ha minimum lot size (Rural Fringe Designation) if connected to reticulated 
sewerage. The precinct will have a minimum lot size of 2ha (Rural Lifestyle Designation) if utilising 
on-site effluent disposal. This will provide an appropriate transition from rural to urban landscapes. 

- On-site effluent disposal will need to be treated to a secondary level (separately on each new 
allotment) as the precinct is within the Minimbah Aquifer Recharge Area which will be used as a 
back-up drinking water supply for Forster/Tuncurry/Taree by MidCoast Water (geotechnical studies 
conducted as part of the rezoning will determine appropriate systems for the precincts). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High Habitat Value, as shown on maps held by Great Lakes Council, must 
be retained. 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
- Management measures will be required to retain a corridor for the movement of flora & fauna 

through the southern section of Lot 50, DP 867736. These area provides a significant linkage to 
surrounding forested areas. 

Fauna 
- Areas found to contain threatened fauna species should not be proposed for subdivision. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and dwellings will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
- In relation to the area to the northeast, which is virtually surrounded by vegetation, for subdivision to 

be considered the area must have an internal road with two separate access points onto Minimbah 
Road, both with adequate sight distances. 

 
Access 

- Access to the precinct is to be provided from Minimbah Road, with no direct access from the Pacific 
Highway. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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Pacific Highway Buffer 
- A 300m buffer to the Pacific Highway which will exclude the siting of dwellings is to be 

implemented unless agreement from the RTA and Council can be obtained to reduce this distance 
either based on topographic reasons or through the use of mounding/screening. 

- This buffer only affects the area located on the western side of Minimbah Road. 
 
Slope 

- Areas of slope in excess of 20% should not be considered for subdivision within the precinct unless 
subdivision allows for dwelling sites outside this area. For homesites on a slope, consideration needs 
to be given to types of dwellings suited to slopes. 

 
Orientation of Lots 

- Lots are to be orientated within the western precinct so as to not directly overlook the Pacific 
Highway (ie. the situation should be avoided whereby dwellings are situated so that they face the 
Pacific Highway). 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- Areas within the precinct are likely to have drainage problems due to either low lying land or 
creeks/drainage depressions and these areas may need to be excluded from further subdivision. 
Consideration will need to be given as to whether there is a need to revegetate any riparian zones. 

 
Proposed Minimbah Landfill 

- The 1.3km buffer to the proposed landfill affects the central and northeastern precincts. There is no 
problem with new lots being created within the buffer, as long as there is the ability for homesites to 
be outside the buffer. Building envelopes (via Section 88B of the Conveyancing Act) are likely to be 
required at the subdivision stage for the erection of dwellings outside the buffer in this circumstance. 

 
Cycleway 

- As part of the Pacific Highway upgrade the RTA proposes to create a cycleway between Nabiac and 
the Minimbah area. Cycle links between each precinct and the cycleway will need to be identified as 
well as safe internal cycle access for each precinct. 

 
Corridors 

- A Regional Corridor is shown across the southern precinct, whilst a Subregional Corridor is shown 
across the central precinct. The information on corridor location is provided by NPWS and is the 
result of theoretical and technical modelling of habitats and fauna species distributions in the region 
to plot the locations of areas regarded as key regional habitats and regional and sub-regional 
corridors. NPWS have advised that the corridors are not necessarily accurate at the allotment level. 
Rezoning studies are required to investigate the most appropriate location for the local level 
corridors, plus whether any revegetation of the corridor is required. 

 
Visual Exposure 

- The western precinct is within the view corridor of the Pacific Highway. Consideration needs to be 
given to minimising the impact on the scenic quality of the landscape as viewed from the Pacific 
Highway, of the completed subdivision. Solutions are likely to revolve around subdivision design 
and possible vegetation screening along the highway route. 
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Bullocky Way Precinct  

(Large Lot Urban Designation) 
 

 
 
Locational information 
 

- Located on land at the north-eastern corner of the intersection of Failford Road and Bullocky Way 
- Land Area = 46.48ha 

 
Issues 
 

- Flooding and drainage 
- Bushfire threat generally from the east and north west 
- Effluent disposal/water quality 
- Electricity sub-station 
- Heritage item 
- Corridors 
- Re-establishment of Scribbly Gum vegetation community 
- Access and internal roads 

 
Character Statement 
 

- Development of this precinct will allow for greater consolidation of smaller lots in the Failford area. 
- At present there is a mix of general rural land, rural residential sized lots and 5,000m² lots. These 

subdivisions are on opposite sides of Bullocky Way, though not directly opposite one another. 
Subdivision of the precinct into lots with a minimum of 5,000m² will effectively join (though not by 
internal roads) the existing estates, allowing for this type of development to be located in the one 
area which will provide for an effective use of infrastructure. 
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- The precinct will be characterised by detached housing within this semi-rural area. Only one 
dwelling per lot will be permissible, which will provide for a more equitable use of the limited sewer 
infrastructure. 

 
Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- It is estimated that approximately 100 ET’s (Equivalent Tenements) will be available for connection 
of reticulated sewerage after the existing rural residential subdivisions have been completed. These 
extra sewerage connections will be available for this precinct before they can be considered for other 
rural residential precincts in the area covered by the Wallamba Sewerage Scheme. 

- All new lots within this precinct will be connected to reticulated sewerage and be a minimum of 
5,000m². 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value, as shown on maps held by Great Lakes Council, 
must be incorporated into the subdivision layout. 

- It is likely that building envelopes (via Section 88B of the Conveyancing Act) will be required for 
Lots 2, 4 and 5 DP 250230 to show a suitable building area that limits impacts on surrounding 
vegetation. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 
between vegetation and the dwelling will not be permitted. 

- The provision of adequate and independent static water supplies for fire fighting purposes where 
mains water is not connected. 

- Development of the precinct is required to comply with the Planning for Bushfire Protection 
Guidelines 2001, though it should be noted that there is minimal vegetation within or adjoining the 
precinct. 

 
Access 

- Access to the precinct is to be provided from Bullocky Way, with no direct access from Failford 
Road. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Electricity Sub-station 

- Consultation with Country Energy has to be undertaken as well as investigations into electro-
magnetic radiation to determine an appropriate buffer from the sub-station for new housing. 

- Planting and/or mounding needs to be undertaken within this buffer to effectively screen the sub-
station from new housing. 

 
Flooding 

- Parts of the land are believed to be within the 1% AEP (a flood study is required to confirm this). 
Subdivision of land within this area will be permitted if provision for a homesite outside this area 
can be made. 
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- It is likely that building envelopes (via Section 88B of the Conveyancing Act) will be required for 
subdivision of Lot 11 DP 611059 to show a suitable building area outside flood affected lands. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Heritage Item 

- Development of the precinct is to have minimal impact on items of heritage importance. 
- The western edge of the precinct is opposite the regionally listed heritage item “Failford House”, on 

the western side of Bullocky Way. Consideration needs to be given as to whether new development 
within the precinct will detract from the heritage significance of the item. There is also a house of 
historical value opposite the southern side of the precinct on the southern side of Failford Road 
which is being considered for listing as a heritage item under Council’s LEP.  

- Mounding and vegetation screening along Failford Road and Bullocky Way within the precinct may 
be required to protect the visual amenity of the heritage items. This would also give future dwellings 
within the precinct a buffer from Failford Road and associated noise, fumes and lights (at night). 

- Consideration also needs to be given to appropriate setbacks from the heritage items, as well as the 
potential impact of rear fencing of properties within the precinct.Architectural styles, fencing and 
outbuildings in the proposed subdivision would also need to be considered at the appropriate 
planning time. 

 
Corridors 

- A Regional Corridor is shown across the precinct. The information on corridor location is provided 
by NPWS and is the result of theoretical and technical modelling of habitats and fauna species 
distributions in the region to plot the locations of areas regarded as key regional habitats and regional 
and sub-regional corridors. NPWS have advised that the corridors are not necessarily accurate at the 
allotment level. Rezoning studies are required to investigate the most appropriate location for the 
local level corridors, plus whether any revegetation of the corridor is required. 

- It is likely that the more appropriate location of the corridor is to the east of the precinct, essentially 
following the Bungwahl Creek riparian corridor. 

 
Re-establishment of Scribbly Gum Vegetation Community 

- Consideration needs to be given to the re-establishment of the vegetation community previously 
present on the eastern low-lying part of Lot 11 DP 611059 (Scribbly Gum) which has undergone 
systematic removal in recent times. 

- A solution to the long-term survival of the vegetation community in this location may involve a 
Conservation Agreement as to the use of this land. 
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Aquatic Road Precinct  

(Rural Fringe Designation) 
 

 
 
Locational information 
 

- Located on both sides of Aquatic Road 
- Land Area = 18.28ha 

 
Issues 
 

- Bushfire threat from vegetation to the north and south generally 
- Effluent disposal/water quality 
- Drainage/water quality 
- Access, internal roads intersection upgrade 
- Electricity easement 
- Corridors 
- State Environmental Planning Policy No. 71 

 
Character Statement 
 

- The precinct will incorporate the remaining 1(a) zoned land along Aquatic Road into the adjoining 
rural residential zones. 

- At present there are two rural residential zones, one being Riverview Estate, on either side of 
Aquatic Road.  

- Future development of the precinct for 1ha minimum rural residential allotments will allow for a 
more consistent landuse in this locality. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- This precinct must have all lots connected to reticulated sewerage. At present there is only an 
estimated capacity for another 100 ET’s to be connected to reticulated sewerage for new 
subdivisions in the rural area covered by the Wallamba Sewerage Scheme. The Bullocky Way 
precinct will get first use of these available connections before they can be considered for this 
precinct. Any surplus connection, however, should be utilised for this precinct before being 
considered for the Carefree Road precinct. The proximity of the precinct to the Wallamba River and 
important oyster growing areas is the reason why the precinct must be connected to reticulated 
sewerage. 

- The precinct will have a 1ha minimum lot size. This  not only provides an appropriate transition 
from rural to urban landscapes, but it will keep the precinct in line with the minimum lot size of 
adjoining rural residential estates. 

 
Vegetation 

- Areas with vegetation of High Habitat Value, as shown on maps held by Great Lakes Council, must 
be incorporated into any future subdivision plan. 

- The paperbark swamp forest in the west of Lot 12 DP 573343 will need to be preserved in its natural 
state. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and dwellings will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access, internal roads and Intersection Upgrade 

- Access to the precinct is to be provided from Aquatic Road. 
- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 

water quality in the area. 
- It is likely that the intersection of Aquatic Road with the Lakes Way would require upgrading as a 

result of development of the precinct. If agreement with the landowners cannot be obtained to fund 
the upgrading of the intersection, it will be necessary for a Section 94 Contributions Plan to be 
established before gazettal of the rezoning. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 
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Electricity Easement 
- An electricity easement dissects Lot 12 DP 573343 from north to south. If any dwelling is proposed 

within proximity of the easement, consultation with Country Energy will have to be undertaken as 
well as investigations into electro-magnetic radiation to determine an appropriate buffer from the 
easement for new housing. 

 
Corridors 

- A Regional Corridor is shown across the precinct. The information on corridor location is provided 
by NPWS and is the result of theoretical and technical modelling of habitats and fauna species 
distributions in the region to plot the locations of areas regarded as key regional habitats and regional 
and sub-regional corridors. NPWS have advised that the corridors are not necessarily accurate at the 
allotment level. Rezoning studies are required to investigate the most appropriate location for the 
local level corridors, plus whether any revegetation of the corridor is required. 

- The appropriate location of this corridor appears to skirt the riparian zone of Darawank Creek to the 
north and cross the Lakes Way in the vicinity of the northern LGA boundary (south of Homestead 
Estate). Compensatory mechanisms associated with any subdivision could include retention of tree 
cover at every possible opportunity and re-establishment of tree cover in undeveloped portions of 
lots. Lots should include a designated building envelope identified in a manner that preserves tree 
cover. In this manner, any existing habitat corridor value may be somewhat maintained. 

 
State Environmental Planning Policy No. 71 – Coastal Protection 

- Land within the precinct is within an area covered by State Environmental Planning Policy No. 71 
(SEPP 71). However, the land is not within a “sensitive coastal location” as defined under SEPP 71. 

- The requirements of this SEPP will have to be followed when development is proposed. 
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Pacific Palms 

NB. Neither precinct is affected by State Environmental Planning Policy No. 71. 

Lakes Way West Precinct 

(Rural Fringe Designation) 
NB. There are two separate precincts in this location, which have the same Principles. 
 
Locational information 

- Located on land on the western side of the Lakes Way between the Coomba Road intersection with 
the Lakes Way and Smiths Lake. 

- Land Area = 23.5ha 
 

 
 
Issues 

- Drainage/water quality 
- Bushfire threat generally from the west and east 
- Effluent disposal/water quality 
- Corridors 
- Access and internal roads 

 
Character Statement 

- The precinct will be the first area of housing a traveller sees in the Pacific Palms area when entering 
from the south. The area is characterised by vegetation, water bodies and some cleared agricultural 
land. 

- Future development of the precinct for 1ha minimum rural residential allotments will maintain this 
varied landscape and also give a better transition between rural and urban landscapes. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The precinct will have a 1ha minimum lot size (Rural Fringe Designation) if connected to reticulated 
sewerage. The precinct will have a 2ha minimum lot size (Rural Lifestyle Designation) if on-site 
effluent disposal is utilised. The preference is for connection to reticulated sewerage for this 
precinct. These lot sizes will provide an appropriate transition from rural to urban landscapes. 

- On-site effluent disposal will need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Wallis Lake catchment (geotechnical studies 
conducted as part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High or Medium Habitat Value must be incorporated into the subdivision 
layout. 

- It is likely that it will be necessary to designate building envelopes under Section 88Bof the 
Conveyancing Act to show suitable building areas outside land with significant vegetation. It may 
also be necessary to include vegetation on lots within Conservation Agreements and/or a 
conservation zone to ensure the on-going management of the vegetation. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to each precinct is to be provided from the Lakes Way from one point (from each area) with 
adequate sight lines in both directions. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Corridors 
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- A Subregional Corridor is shown across the entire southern precinct, whilst the corridor is shown 
across the southwestern corner of the northern precinct. The information on corridor location is 
provided by NPWS and is the result of theoretical and technical modelling of habitats and fauna 
species distributions in the region to plot the locations of areas regarded as key regional habitats and 
regional and sub-regional corridors. NPWS have advised that the corridors are not necessarily 
accurate at the allotment level. Rezoning studies are required to investigate the most appropriate 
location for the local level corridors, plus whether any revegetation of the corridor is required. 
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Lakes Way East Precinct 

(POTENTIAL Rural Fringe Designation) 
 
NB. This land was identified in the draft Forster/Tuncurry Conservation & Development Strategy for 
urban development. If further studies find that it cannot support urban development, for water 
quality reasons, it may be considered for rural residential development. 
 
Locational information 

- Located on land on the eastern side of the Lakes Way near the Coomba Road intersection with the 
Lakes Way. 

- Land Area = 45.5ha 
 

 
 
 
Issues 

- Drainage/water quality 
- Bushfire threat generally from the east and south 
- Effluent disposal/water quality 
- Sewerage treatment plant 
- Access and internal roads 

 
Character Statement 

- The precinct, if not utilised for urban development, will form part of a mixed landscape of rural 
residential development, vegetation, waterbodies and general rural land. 

- Future development of the precinct for 1 or 2 hectare minimum rural residential allotments will 
maintain this varied landscape and also give a better transition between rural and urban landscapes. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The precinct will have a 1ha minimum lot size (Rural Fringe Designation) if connected to reticulated 
sewerage. The precinct will have a 2ha minimum lot size (Rural Lifestyle Designation) if on-site 
effluent disposal is utilised. The preference is for connection to reticulated sewerage for this 
precinct. These lot size minimums will provide an appropriate transition from rural to urban 
landscapes. 

- On-site effluent disposal will need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Wallis Lake catchment (geotechnical studies 
conducted as part of the rezoning will determine appropriate systems for the precinct). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High Habitat Value, as shown on maps held by Great Lakes Council, must 
be retained. 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from the Lakes Way from one point with adequate sight 
lines in both directions. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 
 

Sewerage Treatment Plant 
- The southeastern corner of the precinct abuts the Pacific Palms Sewerage Treatment Plant. 

Consideration needs to be given as to whether the 400m buffer for the STP needs to be extended in 
this location due to local topographic or weather reasons (prevailing winds etc). 
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Bulahdelah 

Booral Road South Precinct  

 
(Rural Lifestyle Designation) 
 
Locational information 
 

- Located on land on the southern side of Booral Road near the intersection of Booral Road and the 
Pacific Highway 

- Land Area = 203.78ha 
 
 

 
 
Issues 
 

- Drainage/water quality 
- Bushfire threat generally from the south and west 
- Effluent disposal/water quality 
- Bulahdelah (Crawford River) surface drinking water catchment 
- 300m Pacific Highway buffer for noise and vibration 
- Dirt bike track 
- Steep land 
- Access and internal roads 
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Character Statement 
 

- The precinct is within a rural landscape and will be adjacent to where the Bulahdelah highway 
deviation meets the current alignment of the Pacific Highway. The area is a mix of cleared and 
vegetated land with an undulating topography within the precinct, flowing to flat land adjacent to the 
Crawford and Myall Rivers.  

- Development of the precinct for 2ha minimum rural residential allotments will help maintain the 
rural character of the area. The area is characterised by larger lots and subdivision of the land into 
standard 1ha lots would dramatically alter the landscape, which is undesirable in a rural area. 

 
Principles 
 
Lot Size, Effluent Disposal/Water Supply 

- The precinct will have a 2ha minimum lot size, whether the precinct is connected to reticulated 
sewerage or if on-site effluent disposal is used (connection to reticulated sewerage is seen as 
unlikely). The precinct is deemed to be far enough away from the Crawford River to permit this 
form of subdivision. 

- On-site effluent disposal will need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Crawford River surface water catchment, 
which is used for Bulahdelah’s water supply (geotechnical studies conducted as part of the rezoning 
will determine appropriate systems for the precinct). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value, as shown on maps held by Great Lakes Council, 
must be incorporated into the subdivision layout. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from Booral Road with adequate sight distances in both 
directions.- No direct access to the highway will be permitted. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 



Great Lakes Rural Living Strategy 
Strategic Environmental Assessment and Strategy 
 
 

 
EDGE Land Planning / March 2004 20 

 
Pacific Highway Buffer 

- The 300m buffer to the Pacific Highway, required to avoid dwellings being exposed to undue noise 
and vibration, falls just outside the northeastern corner of the precinct. Although this is the case, any 
proposal to place dwellings in this general location will need to consider not only noise from the 
highway, but also the siting of houses to not overlook/face the highway. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- The precinct is within an especially sensitive area (drinking water catchment) and care needs to be 
given to avoiding the possibility of pollution/contamination. 

 
Dirt Bike Track 

- An approved dirt bike track is located on the western edge of the precinct. Consideration needs to be 
given in the rezoning studies as to whether a buffer needs to be implemented along the western 
boundary of the precinct, between the dirt bike track and future housing. 

- There is potential for rural landuse conflict in this location due to noise from the dirt bike track. The 
issue here is of avoiding the placement of more restrictive operating measures on an existing 
business because housing was allowed in close proximity. 

- Any buffer is likely to include visual screening of the track via mounding and plantings. 
- Reference will need to be made to the conditions of consent for the dirt bike track. 

 
Slope 

- Areas of slope in excess of 20% should not be considered for subdivision within the precinct unless 
subdivision allows for dwelling sites outside this area. For homesites on a slope, consideration needs 
to be given to types of dwellings suited to slopes. 
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Booral Road North Precinct 

 (Rural Lifestyle Designation) 
 
Locational information 

- Located on land on the northern side of Booral Road near the intersection of Booral Road and the 
Pacific Highway 

- Land Area = 249.5ha 
 

 
 
Issues 

- Drainage/water quality 
- Bushfire threat generally from the north & south east 
- Effluent disposal/water quality 
- Bulahdelah (Crawford River) surface drinking water catchment 
- 300m Pacific Highway buffer for noise and vibration 
- Access and internal roads 
- Vegetation and creation of corridors within and through the land. 

 
Character Statement 

- The precinct is within a rural landscape and will be adjacent to where the Bulahdelah highway 
deviation meets the current alignment of the Pacific Highway. The area is a mix of cleared and 
vegetated land with an undulating topography within the precinct, flowing to flat land adjacent to the 
Crawford and Myall Rivers.  

- Development of the precinct for 2ha minimum rural residential allotments will help maintain the 
rural character of the area. The area is characterised by larger lots and subdivision of the land into 
standard 1ha lots would dramatically alter the landscape, which is undesirable in a rural area. 

- Vegetation corridors are to be preserved and enhanced to form linkages within and through the area. 
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Principles 
 
Lot Size, Effluent Disposal/Water Supply 

- The precinct will have a 2ha minimum lot size, whether the precinct is connected to reticulated 
sewerage or if on-site effluent disposal is used (connection to reticulated sewerage is seen as 
unlikely). On-site effluent disposal will need to be treated to a secondary level (separately on each 
new allotment) so as not to degrade the water quality of the Crawford River surface water catchment, 
which is used for Bulahdelah’s water supply (geotechnical studies conducted as part of the rezoning 
will determine appropriate systems for the precinct). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value, as shown on maps held by Great Lakes Council, 
must be incorporated into the subdivision layout. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from Booral Road with adequate sight distances in both 
directions.  No direct access to the highway will be permitted. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Pacific Highway Buffer 

- The 300m buffer to the Pacific Highway, required to avoid dwellings being exposed to undue noise 
and vibration, falls just outside the eastern boundary of the precinct. Although this is the case, any 
proposal to place dwellings in this general location will need to consider not only noise from the 
highway, but also the siting of houses to not overlook/face the highway. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- The precinct is within an especially sensitive area (close to the point of extraction for drinking water) 
and Council must be satisfied that land for development does not drain towards either the Crawford 
or Myall Rivers.  
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Tea Gardens 

Myall Way Precinct  

(Rural Fringe Designation) 
 
Locational information 
 

- Located on the northern side of Myall Road opposite the intersection of Pindimar Road with Myall 
Way. 

- Land Area = 166.8ha 
 

 
 
Issues 

- Bushfire threat from vegetation to the west and south generally 
- Effluent disposal/water quality 
- Drainage/water quality 
- Character/visual quality of Myall Way 
- Corridor 
- Access and internal roads 

 
Character Statement 

- The precinct is within a mixed rural landscape incorporating cleared land, vegetated land and rural 
industries (timber mill and aquaculture farm). The entry way to the Tea Gardens area is currently 
characterised by rural land. 

- Development of the precinct for 1 or 2 hectare minimum rural residential allotments will allow for 
the transition from rural land to urban, which will become even more important in this location if the 
“Beyond the Tea Gardens Ridge” option for urban development identified in the draft Tea 
Gardens/Hawks Nest Conservation & Development Strategy proceeds. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The precinct may have a 1ha minimum lot size (Rural Fringe Designation) if connected to reticulated 
sewerage. The precinct will have a 2ha minimum lot size (Rural Lifestyle Designation) if on-site 
effluent disposal is utilised. This will provide an appropriate transition from rural to urban 
landscapes. Connection to reticulated sewerage is seen as unlikely, unless the “Beyond the Tea 
Gardens Ridge” urban expansion concept comes to fruition. 

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of Port Stephens (geotechnical studies conducted as 
part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water.  

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
- Dwellings and other infrastructure will need to be located within the existing cleared areas of Lot 4 

DP 878791 in order to protect the existing tree cover. It may be necessary to identify building 
envelopes under Section 88B of the Conveyancing Act and inclusion of vegetation within the lot in a 
Conservation Agreement. 

 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from one point on Myall Way with adequate sight distances 
in either direction. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 
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Character/Visual Quality of Myall Way 
- Consideration needs to be given in rezoning studies of the need to protect the existing rural character 

of Myall Way. The situation which needs to be avoided is where dwellings are located backing onto 
Myall Way without any screening from the road. Solutions to retaining the existing character of 
Myall Way would include mounding and vegetation screening along Myall Way. 

 
Corridor 

- A Regional Corridor crosses the north western corner of the precinct. The information on corridor 
location is provided by NPWS and is the result of theoretical and technical modelling of habitats and 
fauna species distributions in the region to plot the locations of areas regarded as key regional 
habitats and regional and sub-regional corridors. NPWS have advised that the corridors are not 
necessarily accurate at the allotment level. Rezoning studies are required to investigate the most 
appropriate location for the local level corridors, plus whether any revegetation of the corridor is 
required. 

 
Cluster Subdivision 
 
The use of community title to create cluster subdivision could afford the opportunity to reduce the minimum 
lot size in the area if the desired outcome of preserving the rural landscape is achieved. This concept will 
apply to all of the land covered by this precinct. This matter has to be specifically outlined when the land is 
rezoned and it must meet the requirements set out below: 
 
A lot size of down to 5000m2 will be acceptable in the rural fringe designation if; 
 
a) reticulated sewerage is provided to each lot or a centralised package treatment plant, acceptable to 

Council and the Department of Environment and Conservation, is installed to service the 
development, 

b) the subdivision layout, after taking into account landform and existing vegetation, will afford better 
preservation of the rural landscape, than would otherwise be achieved with a 2ha minimum lot size. 

c) The number of lots is no greater than what would be achieved for a 2ha minimum lot size.  
d) The subdivision must be undertaken by community title so that all land surrounding the lots is 

contained in community ownership. 
e) If a centralised package treatment plant is installed this is to be the responsibility of the community 

association. 
f) The developers can guarantee that there will be no potential for resubdivision of the community lot. 
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Gams Road Precinct  

(Rural Lifestyle) 
 
Locational information 

- Located along the entire length of Gams Road (both sides). Gams Road is located on the southern 
side of Myall Way. 

- Land Area = 96.4ha 
 

 
Issues 

- Bushfire threat from vegetation to the south and west generally 
- Effluent disposal/water quality 
- Adjoining rural industry (aquaculture farm) 
- Drainage/water quality 
- Lot size and configuration 
- Internal road pattern 

 
Character Statement 
 

- Gams Road is already subdivided into rural residential sized allotments, although not zoned as such. 
A better use of a scarce resource (land suitable for rural residential development) is to permit further 
subdivision of the lots within the precinct. 

- The character of the precinct will not be altered, as there will still be separation of dwellings and 
larger lots than found in urban areas, as is the case at present. 

 
Principles 
 
Effluent Disposal/Water Supply 

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of Port Stephens. Connection to reticulated 
sewerage is seen as unlikely. 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 
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- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 
between vegetation and the dwelling will not be permitted. 

- The provision of adequate and independent static water supplies for fire fighting purposes where 
mains water is not connected. 

- Development of the precinct is required to comply with the Planning for Bushfire Protection 
Guidelines 2001. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Lots Size and Configuration 

- No new lot should be below 2ha in size (the smallest subdivisible lot in the road is 8.074ha in size).  
 
Internal Road Pattern 
 

- The preferred internal road pattern is to be of a circulating nature, with one circulating road on the 
eastern side and one on the western sides of Gams Road, however the preferred road system will be 
determined when detailed planning studies are done for the area and will be based upon maximising 
lot yields but minimising individual intersections with Gams whilst at the same time being practical 
for all owners.  

- Individual roads to serve the subdivision of each lot from Gams Rd is not considered acceptable. 
 
Adjacent Rural Industry 

- The subdivision of lots along the northern side of Gams Road is not to involve the clearing of 
vegetation that currently screens these properties from the adjacent rural industry (aquaculture farm). 
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Pindimar Road Precinct  

(Rural Lifestyle/Fringe Designation) 
 
Locational information 
 

- Located on both sides of Pindimar Road near the intersection of Pindimar Road with Myall Way. 
- Land Area = 152.8ha 

 

 
 
Issues 
 

- Bushfire threat from vegetation to the south and west generally 
- Effluent disposal/water quality 
- Adjoining rural industry (aquaculture farm) 
- Drainage/water quality 
- State Environmental Planning Policy No. 71 
- Corridor 
- Access and internal roads 

 
Character Statement 
 

- The area is characterised by a mix of rural land and rural industries, with both cleared and vegetated 
areas. Development of this precinct will continue the mix of uses. 

- Subdivision of this precinct into 2ha minimum allotments will still allow the traveller an appropriate 
transition from the urbanised area of Tea Gardens through rural residential development and then to 
rural land further along Pindimar Road. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- A 2ha minimum lot size will apply, whether the precinct is connected to reticulated sewerage or if on-
site effluent disposal is used (connection to reticulated sewerage is seen as unlikely).  

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of Port Stephens (geotechnical studies conducted as 
part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewerage, whilst lots utilising 
on-site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Adjacent Rural Industry and Lot Configuration 

- Lot 6 DP 714149 is the only lot within the precinct that adjoins and overlooks the aquaculture farm. 
Lots are to be orientated within Lot 6 so as to not directly overlook the aquaculture farm (ie. the 
situation should be avoided whereby dwellings are situated so that they face the aquaculture farm). A 
physical buffer (vegetation screen) is required to be constructed for a width of 30-50m along the 
entire boundary with the aquaculture farm. This buffer is required to use species indigenous to the 
area, making sure that when the vegetation buffer is mature that there is a well-developed 
understorey and canopy. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- The proposed vegetation buffer/screening on Lot 6 DP 714149 is to be included in the setback 

requirements and would be considered a high fire hazard. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
-  

Access 
- Access to the precinct is to be provided from Pindimar Road with adequate sight distances in both 

directions. 
- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 

water quality in the area. 
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Drainage 
- The water quality objective to be applied in the evaluation of management options for stormwater is: 

“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
State Environmental Planning Policy No. 71 – Coastal Protection 

- Land within the precinct is within an area covered by State Environmental Planning Policy No. 71 
(SEPP 71). However, the land is not within a “sensitive coastal location” as defined under SEPP 71. 

- The requirements of this SEPP will have to be followed when development is proposed. 
 
Corridor 

- A Subregional Corridor passes through the north western and central parts of the study area. The 
information on corridor location is provided by NPWS and is the result of theoretical and technical 
modelling of habitats and fauna species distributions in the region to plot the locations of areas 
regarded as key regional habitats and regional and sub-regional corridors. NPWS have advised that 
the corridors are not necessarily accurate at the allotment level. Rezoning studies are required to 
investigate the most appropriate location for the local level corridors, plus whether any revegetation 
of the corridor is required. 

 
Cluster Subdivision 
 
The issue of using community title to create cluster subdivision and hence reducing the minimum lot size in 
the area has some merit only if the desired outcome of preserving the rural landscape is achieved. This 
concept will apply to all of the land covered by this precinct. This matter has to be specifically outlined when 
the land is rezoned it must meet the requirements set out below: 
 
The use of community title to create cluster subdivision could afford the opportunity to reduce the minimum 
lot size in the area if the desired outcome of preserving the rural landscape is achieved. This concept will 
apply to all of the land covered by this precinct. This matter has to be specifically outlined when the land is 
rezoned and it must meet the requirements set out below: 
 
1. A lot size of down to 5000m2 will be acceptable in the rural fringe designation if; 
 

a) reticulated sewerage is provided to each lot or a centralised package treatment plant, 
acceptable to Council and the Department of Environment and Conservation, is installed to 
service the development, 

b) the subdivision layout, after taking into account landform and existing vegetation, will afford 
better preservation of the rural landscape, than would otherwise be achieved with a 2ha 
minimum lot size. 

c) The number of lots is no greater than what would be achieved for a 2ha minimum lot size.  
d) The subdivision must be undertaken by community title so that all land surrounding the lots 

is contained in community ownership. 
e) If a centralised package treatment plant is installed this is to be the responsibility of the 

community association. 
f) The developers can guarantee that there will be no potential for resubdivision of the 

community lot. 
 
2. A minimum lot size of 1ha will only be accepted for the rural lifestyle designation if: 
 

a) reticulated sewerage is provided to each lot or a centralised package treatment plant, 
acceptable to Council and the Department of Environment and Conservation, is installed to 
service the development. 

b) the subdivision layout, after taking into account landform and existing vegetation will 
maintain the rural landscape from The Myall way.  
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Karuah  

(Large Lot Urban Designation) 
 
NB. This precinct cannot be subdivided until such time as the Karuah Bypass has been completed for 
the Pacific Highway. 
 
Locational information 
 

- Located on the northern side of the Pacific Highway near the existing urban area of North Karuah. 
- Land Area = 38.6ha 

 

 
 
Issues 
 

- Karuah bypass 
- Bushfire threat from vegetation to the north and south generally 
- Effluent disposal/water quality 
- Drainage/water quality 
- State Environmental Planning Policy No. 71 
- Access and internal roads 

 
Character Statement 
 

- The precinct will form the northern gateway to Karuah. 
- At present the character is one of going directly from a rural to urban landscape. Development of this 

precinct for rural residential or large lot urban sized allotments will allow for a better transition 
between rural and urban by slowly decreasing the lot size as you enter the urban area. 

- The area typically is heavily vegetated (except the precinct, which is sparsely vegetated) and has a 
high fire risk. The terrain of the general area is undulating, though the precinct is flat. 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- Hunter Water has advised that the North Karuah Sewerage Scheme allows for 170 connections. The 
existing urban area and urban expansion precinct is expected to yield approximately 115 lots in total. 
Assuming that each lot in the urban area of North Karuah will only have one dwelling will leave 
approximately 55 connections which will be available for the Rural Living Small Lots Designation. 

- Lots connected to reticulated sewerage will have a minimum lot size of 5,000m² (Large Lot Urban 
Designation), and must be adjacent to the existing 2 – Village zone so as to allow for the efficient 
use of infrastructure. Lots not connected to reticulated sewerage will have a minimum lot size of 2ha 
(Rural Lifestyle Designation) to allow for on-site effluent disposal. Such a subdivision pattern will 
provide an acceptable transition from rural to urban landscapes as a traveller is entering Karuah from 
the north. 

- Lots that cannot be connected to reticulated sewerage, as all connections have been utilised, will 
need to have on-site effluent disposal systems. On-site effluent disposal will need to be treated to a 
secondary level (separately on each new allotment) so as not to degrade the water quality of Port 
Stephens/Karuah River (geotechnical studies conducted as part of the rezoning will identify 
appropriate systems). 

- Lots connected to reticulated water must be connected to reticulated sewer, whilst lots utilising on-
site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High Habitat Value as shown on maps held by Great Lakes Council (this 
mapping may be available by the time that the Karuah bypass is completed) must be retained. 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from the existing Pacific Highway with adequate sight 
distances in both directions 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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Karuah Bypass 
- Subdivision of this land will not be permitted until such time as the Karuah Bypass is completed, 

although rezoning studies can be conducted during this time. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- The precinct is likely to have drainage problems due to the flat terrain. Consideration will need to be 
given as to whether elevated homesites are required for the precinct. 

 
State Environmental Planning Policy No. 71 – Coastal Protection 

- Land within the precinct is within an area covered by State Environmental Planning Policy No. 71 
(SEPP 71). The land is also within a “sensitive coastal location” as defined under SEPP 71. 

- The requirements of this SEPP will have to be followed when development is proposed. 
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Stroud 

NB. No rezonings will be allowed to proceed until such time as contracts for broiler farms 
have been renewed in the poultry industry between growers and processors (June 2004). 
 
 
 

Mill Creek Road Precinct  

(Rural Lifestyle Designation) 
 
Locational information 
 

- Located on west side of Mill Creek Road both to the north and south of its intersection with Stoney 
Creek Road. 

- Land Area = 106.1ha 
 

 
 
Issues 

- Bushfire threat from vegetation to the east 
- Effluent disposal/water quality 
- Drainage/water quality 
- Potential landuse conflict with vineyard to the east 
- Potential flooding 
- Low level wooden bridge 
- Access and internal roads 
- Mill Creek and Riparian Rights 
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Character Statement 
- The precinct is currently characterised by cleared rural land. The area is characterised by poultry 

farms, vegetated land, Mill Creek and general rural land. The precinct is well removed from the 
urban area of Stroud. 

- Development of the precinct needs to take into account the rural nature of the area. In doing so, 
consideration needs to be given to the types of construction materials so that the precinct will 
minimise visual impact, rather than appearing as an urban style of development. Standard brick and 
tile residences would conflict with the aim of retaining the rural ambience of the area. 

- Future development of the precinct for 2ha minimum allotments will help to retain the rural 
character of the area. 

 
Principles 
 
Lot Size/Effluent Disposal/Water Quality 

- A 2ha minimum lot size will apply, whether the precinct is connected to reticulated sewerage or if on-
site effluent disposal is used (connection to reticulated sewerage is seen as unlikely).  

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Karuah River catchment (geotechnical studies 
conducted as part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewer, whilst lots utilising on-
site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electrical outlets must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of High Habitat Value, as shown on maps held by Great Lakes Council (this 
mapping should be available by the time that contracts are renewed in the poultry industry [30 June 
2004]), must be retained. 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from Mill Creek Road with adequate sight distances in both 
directions. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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Poultry Industry 
- Rezoning for rural residential development within the Stroud catchment will not be allowed to 

proceed until such time as contracts have been renewed between poultry growers and processors to 
confirm which poultry farms will stay in production. 

 
Potential Landuse Conflict (odour and noise) 

- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 
parts (or even all) of the precinct cannot be developed due to unacceptable odour/noise levels from 
surrounding poultry farms. The issue here is one of rural landuse conflict and of not adversely 
affecting existing poultry farms by encroaching housing. Reference should be made to Section 3.5.5 
in the Strategic Environmental Assessment and Strategy. This can be seen as the most important 
initial study for rezoning in the Stroud catchment. 

 
Flooding 

- The western edge of the precinct is believed to be within the 1% AEP (a flood study is required to 
confirm this) of Mill Creek. 

- Land found to be within the 1% AEP can be considered for subdivision if there is provision for a 
homesite outside of this area. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Low Level Wooden Bridge 

- There is a low-level wooden bridge across Mill Creek between the Town of Stroud and the precinct. 
This bridge would flood during periods of prolonged rainfall and consideration needs to be given to 
the extent of flood free access that should be provided to the precinct via a new bridge, before 
development of the precinct is allowed to proceed. 

- A Section 94 Contributions Plan may need to be created to allow for this, prior to gazettal of the 
rezoning. 

 
Mill Creek and Riparian Rights 

- Whether or not there is a need to revegetate the riparian zone will need to be investigated and 
appropriate recommendations made. It may be necessary to consider placing the riparian zone in an 
environmental zone and subdivision of the precinct by community title to ensure its on-going 
maintenance. Consultation with DIPNR is necessary to reach an agreed position of subdivision in the 
vicinity of the watercourse. 
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Briton Court Road Precinct  

(Rural Fringe Designation) 
 
Locational information 
 
Located on both sides of Briton Court Road north of its intersection with Gortons Crossing Road. 

- Land Area = 55ha 
 

 
 
Issues 

- Rural industries (namely poultry growers) 
- Effluent disposal/water quality 
- Drainage/water quality 
- Potential landuse conflict 
- Potential flooding 
- Water treatment plant and other industry 
- Prime agricultural land 
- Mill Creek and Riparian Rights 
- Access and internal roads 

 
Character Statement 

- The area is close to the township of Stroud and characterised by a mix of uses ranging from poultry 
farms, water treatment plant through to general cleared land for grazing. 

- Development of the precinct into 1 or 2 hectare minimum allotments will not compromise the 
existing character of the area. 

- The township of Stroud has a unique heritage character which should not be detracted from by 
development within the precinct (ie. standard brick and tile residences would not be suitable). 
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Principles 
 
Lot Size/Effluent Disposal/Water Supply 

- The precinct will have a 1ha minimum lot size (Rural Fringe Designation) if connected to reticulated 
sewerage. The precinct will have a 2ha minimum lot size (Rural Lifestyle Designation) if on-site 
effluent disposal is utilised. This will provide an appropriate transition from rural to urban 
landscapes. 

- Midcoast Water will have ti undertake an assessment as to the cpacity of the Sewerage Treatment to 
accommodate effluent from the rural residential and village expansion precincts at Stroud. 

- On-site effluent disposal may need to be treated to a secondary level (separately on each new 
allotment) so as not to degrade the water quality of the Karuah River catchment (geotechnical studies 
conducted as part of the rezoning will confirm whether this is necessary). 

- Lots connected to reticulated water must be connected to reticulated sewer, whilst lots utilising on-
site effluent disposal are not permitted to be connected to reticulated water. 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electricals must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of Medium Habitat Value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Access 

- Access to the precinct is to be provided from Briton Court Road with adequate sight distances in 
both directions. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Poultry Industry 

- Rezoning for rural residential development within the Stroud catchment will not be allowed to 
proceed until such time as contracts have been renewed between poultry growers and processors to 
confirm which poultry farms will stay in production. 

 
Potential Landuse Conflict (odour and noise) 

- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 
parts (or even all) of the precinct cannot be developed due to unacceptable odour/noise levels from 
surrounding poultry farms. The issue here is one of rural landuse conflict and of not adversely 
affecting existing poultry farms by encroaching housing. Reference should be made to Section 3.5.5 
in the Strategic Environmental Assessment and Strategy. This can be seen as the most important 
initial study for rezoning in the Stroud catchment. 

 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Flooding 

- The western edge of the precinct is believed to be within the 1% AEP (a flood study is required to 
confirm this) of Karuah River, whilst the eastern edge of the precinct is outside the 1% AEP of Mill 
Creek as shown on Council’s flood maps.  
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- Land within the 1% AEP can be considered for subdivision if provision is made for homesites 
outside this area.  

 
Water Treatment Plant and Other Industry 

- The southern end of the precinct is opposite the Stroud Water Treatment Plant and consideration 
needs to be given as to whether a buffer needs to be created between the plant and subdivision within 
the precinct. Issues relate to whether practices (noise, chemicals etc) or traffic movements require a 
buffer and visual screening to new housing. 

- There is an Industry (gas related) adjacent to the Water Treatment Plant and consideration needs to 
be given as to whether a buffer between it and future housing needs to be implemented. 

 
Prime Agricultural Land 

- The north western end of the precinct is adjacent to Class 2 Agricultural Land and consideration 
needs to be given as to whether a buffer from it to new housing needs to be implemented. 

 
Mill Creek and Riparian Rights 

- Whether or not there is a need to revegetate the riparian zone will need to be investigated and 
appropriate recommendations made. It may be necessary to consider placing the riparian zone in an 
environmental zone and subdivision of the precinct by community title to ensure its on-going 
maintenance. Consultation with DIPNR is necessary to reach an agreed position of subdivision in the 
vicinity of the watercourse. 

 
Future Precincts 

- Future precincts may be identified in the Stroud catchment after contracts have been renewed in the 
poultry industry between growers and processors (30 June 2004). If the new precinct is the result of a 
poultry farm not continuing operation, then the following principle would be applicable (this is in 
addition to the abovementioned principles): 

 
Potential Land Contamination 

- An investigation will need to be undertaken in the location of each existing shed previously used for 
poultry production (or where sheds were previously located) to determine whether the soil has been 
contaminated through past farming practices. This will be carried out as part of the rezoning studies. 
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Alderly Lane Precinct, Stroud 

(Rural Lifestyle Designation) 
 
Locational information 
 

- Located on southern side of Alderley Lane and bounded by The Bucketts Way to the west. 
Land Area = approx 80ha. 

 

 
 
Issues 
 

- Bushfire threat from vegetation to the east and south 
- Effluent disposal/water quality 
- Drainage/water quality 
- Access and internal roads 
- Nearby poultry farm 

 
Character Statement 
 

- The precinct is currently characterised by mainly cleared rural land. The area is characterised by 
poultry farms, vegetated land and general rural uses.  

- Development of the precinct needs to take into account the rural nature of the area. In doing so, 
consideration needs to be given to the types of construction materials so that the precinct will 
minimise visual impact, rather than appearing as an urban style of development. Standard brick and 
tile residences would conflict with the aim of retaining the rural ambience of the area. 

- Future development of the precinct for 2ha minimum allotments will help to retain the rural 
character of the area. 
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Principles 
 
Lot Size/Effluent Disposal/Water Quality 

- A 2ha minimum lot size will apply, whether the precinct is connected to reticulated sewerage or if on-
site effluent disposal is used (connection to reticulated sewerage is seen as unlikely).  

- On-site effluent disposal may need to be treated to a secondary level. 
- The provision of adequate and independent static water supplies for fire fighting purposes where 

mains water is not connected. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Access and Internal Roads 

- Access to the precinct is to be provided from Alderly Lane Road with adequate sight distances in 
both directions. 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Potential Landuse Conflict (odour and noise) 

- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 
parts of the precinct cannot be developed due to unacceptable odour/noise levels from the poultry 
farm on the property to the north. The issue here is one of rural landuse conflict and of not adversely 
affecting existing poultry farms by encroaching housing. Reference should be made to Section 3.5.5 
in the Strategic Environmental Assessment and Strategy 

- If on-site effluent disposal is used, then disposal areas must be located a minimum of 250m from any 
groundwater well, 100m from a permanent watercourse and 40m from a drainage line. Other areas 
unsuitable for effluent disposal include soils with high erosion potential, rock outcrops, major 
geological discontinuities, slope greater than 20% and areas within the 1 in 20 year flood level (vent 
openings and electrical outlets must be above the 1 in 100 year flood level). 

 
Vegetation 

- Areas with vegetation of habitat value must be incorporated into the subdivision layout. 
 
Fauna 

- Areas found to contain threatened fauna species should not be proposed for subdivision. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection zone 

will generally not be permitted. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration” 
 



Great Lakes Rural Living Strategy 
Strategic Environmental Assessment and Strategy 
 
 

 
EDGE Land Planning / March 2004 42 

Village Zone Expansion 

Nabiac 

Refer Forster/Tuncurry Conservation & Development Strategy 
 

 

Lee Street, Bulahdelah 

Urban development (Category 1) 
 
Locational information 
 

- Located on both sides of Lee Street, on the western side of the existing location of the Pacific 
Highway adjoining the current village zone boundary. 

- Land Area = 20.2ha 
 

 
 
Issues 
 

- Affected by 300m Pacific Highway buffer for noise and vibration 
- Bushfire threat from the north and east generally 
- Effluent disposal and water supply 
- Drainage/water quality 
- Town character, lot size and subdivision pattern 
- Potential landuse conflict 
- Internal Roads 

 
Character Statement 
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- Bulahdelah is an inland country town located on the Pacific Highway and is characterised by a mix 
of low density residential, commercial and industrial development. Bulahdelah is similar to other 
towns in that the commercial area is centred on one street (Stroud Street). 

- The town is on the traditional grid pattern of subdivision and is characterised by wide streets, narrow 
laneways and reasonably large allotments. 

- The precinct is intended to accommodate low density residential development and will continue the 
traditional grid pattern subdivision and large allotments that characterise Bulahdelah. 

 
Principles 
 
Pacific Highway Buffer 

- A 300m buffer to the Pacific Highway which will exclude the siting of dwellings is to be 
implemented unless agreement from the RTA and Council can be obtained to reduce this distance 
either based on topographic reasons or through the use of mounding/screening. 

- The buffer shown on the Strategy map for Bulahdelah is calculated from the proposed Bulahdelah 
Bypass. Hence (as the existing highway alignment adjoins the precinct), this precinct should not be 
rezoned until the Bulahdelah highway bypass has been completed. 

- Vegetation within the precinct, which currently acts as a visual/acoustic screening, should be 
retained for this purpose. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Effluent Disposal and Water Supply 

- All urban development within the precinct must be connected to reticulated sewerage. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
Town Character, Lot Size and Subdivision Pattern 

- Bulahdelah is characterised by large building lots, a central commercial area along Stroud Street, 
service stations along the existing Pacific Highway alignment, mainly single detached residences and 
industrial development along major roads within the town. This character should be 
maintained/enhanced by future development, not detracted from. 

- Minimum lot sizes adjacent to the precinct range generally from 1,500m² to 2,000m². New 
residential allotments created as a result of the rezoning of this precinct should not result in the 
creation of lots less than 1,000m², otherwise new development will not compliment the existing 
character of the town. 

- The existing subdivision pattern of the town is based on the traditional “grid” style and any 
expansion of the urban footprint should utilise the same style. 

- Bulahdelah typically has wide streets (30m wide road reserves) and narrow laneways separating 
houses (6-7m wide). Continuation of wide streets in a grid pattern is required for the precinct. 

- Urban zones (instead of 2 – Village) will be considered for Bulahdelah as there is known to be 
conflict between industrial and residential uses within the town. Likely zones would be 2(a) – Low 
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Density Residential, 3(a) – General Business, 4(a) – General Industrial and 6(a) – Open Space and 
Recreation. 

 
Flora & Fauna 

- Areas found to contain threatened flora or fauna species should not be proposed for subdivision. 
 
Potential Landuse Conflict 

- Although the precinct is adjacent to the existing village zone, adjacent landuses within this zone are 
for industrial purposes. Consideration needs to be given to whether any separation distances, 
mounding, screening etc needs to be implemented for the western end of the precinct to avoid any 
potential for landuse conflict as the land within the precinct is likely to be utilised for residential 
development. 

- A large shed approved for the storage and maintenance of vehicles permanently garaged within the 
building is located on Lot 182 DP 753154, Lee Street. This lot is within the area of the precinct on 
the north western side of Lee Street and consideration needs to be given to the appropriateness of 
including separation distances to new housing, as well as other mechanisms to avoid the potential for 
landuse conflict such as mounding, screening etc. 

 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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Pacific Highway East, Bulahdelah 

 
Industrial development (Category 2) 
 
Locational information 
 

- Located on the eastern side of the existing Pacific Highway, north of Richmond Street. The proposed 
highway bypass will dissect this precinct. 

- Land Area = 20.2ha. 
 

 

 
 
Issues 

- Affected by 300m Pacific Highway buffer for noise and vibration 
- Bushfire threat from the north, south and east 
- Effluent disposal and water supply 
- Drainage/water quality 
- Town character, lot size and subdivision pattern 
- Potential landuse conflict 
- Buffer from water treatment works – a buffer will be established in conjunction with MidCoast water 

at the time of rezoning. 
- Internal Roads 

 
Character Statement 

- Bulahdelah is an inland country town located on the Pacific Highway and is characterised by a mix 
of low density residential, commercial and industrial development. Bulahdelah is similar to other 
towns in that the commercial area is centred on one street (Stroud Street). 

- The town is on the traditional grid pattern of subdivision and is characterised by wide streets, narrow 
laneways and reasonably large allotments. 

- The precinct is intended for industrial and commercial development. 
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Principles 
 
Pacific Highway Buffer 

- A 300m buffer to the Pacific Highway which will exclude the siting of any residential buildings 
unless agreement from the RTA and Council can be obtained to reduce this distance either based on 
topographic reasons or through the use of mounding/screening. 

- The buffer shown on the Strategy map for Bulahdelah is calculated from both the existing highway 
and the proposed Bulahdelah Bypass. Hence (as the existing highway alignment dissects the 
precinct), this precinct should not be rezoned until the route of the Bulahdelah highway bypass has 
been finally determined.   

- Appropriate vegetation within the precinct should be retained to acts as a visual/acoustic screening. 
 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Effluent Disposal and Water Supply 

- All development within the precinct must be connected to reticulated sewerage. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

 
 
Flora & Fauna 

- Areas found to contain threatened flora or fauna species should not be proposed for subdivision. 
 
Potential Landuse Conflict 

- A buffer will be required around the water treatment plant. 
- Although the precinct is adjacent to the existing village zone, adjacent landuses within this precinct 

are of an industrial nature. Consideration needs to be given to whether any separation distances, 
mounding, screening etc needs to be implemented for the western end of the precinct to avoid any 
potential for landuse conflict as the land within the precinct is likely to be utilised for industrial 
development. 

 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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North Karuah 

NB. This precinct cannot be subdivided until such time as the Karuah Bypass has been completed. 
 

The land adjacent to this precinct which is currently zoned 2 – Village and yet to be subdivided 
should also comply with the principles for the North Karuah precinct. All lots within the North 
Karuah urban area are intended to have only one dwelling in order to leave additional 
sewerage connections for the Large Lot Urban Designation. 

 
 
Locational Information 
 

- Located on the eastern side of the current Pacific Highway alignment near the Karuah Bridge, on the 
north eastern side of the existing village zone. 

- Land Area = 5.3ha 
 

 
 
Issues 
 

- Karuah bypass 
- Bushfire threat from the north and east generally 
- Effluent disposal and water supply 
- Drainage/water quality 
- Village zone character and lot size 
- SEPP 71 
- Coastal Design Guidelines for NSW 
- Karuah Local Area Plan (Port Stephens Council) 
- Visual exposure 
- Internal roads 
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Character Statement 
 

- The North Karuah urban area will remain characterised by detached housing within its unique 
landscape ranging from the waterbody of Karuah River to the west with the land sloping up to a 
vegetated ridgeline to the east. 

- The siting, height, bulk and materials of construction of future development will ensure that 
buildings and associated works are integrated into the precinct and natural surroundings and have a 
minimal visual impact when viewed from the river or the township of Karuah, whilst at the same 
time providing the opportunity for waterviews from homesites. 

- The precinct, together with the yet undeveloped parts of the existing village zone, will utilise lot 
sizes appropriate to the slope of the land (minimum 1,000m²). 

 
Principles 
 
Karuah Bypass 

- Subdivision of this land will not be permitted until such time as the Karuah Bypass is completed, 
although rezoning studies can be conducted during this time. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value, as shown on maps held by Great Lakes 

Council, to gain an adequate Asset Protection Zone between vegetation and dwellings will not be 
permitted. 

- Development of the precinct is required to comply with the Planning for Bushfire Protection 
Guidelines 2001. 

 
Effluent Disposal and Water Supply 

- Hunter Water has advised that the North Karuah Sewerage Scheme allows for 170 connections. 
There are 36 existing lots within the current village zone, the potential for 40 lots within the 
remainder of the existing village zone (5.8ha), whilst the urban expansion precinct (5.3ha) is 
expected to yield approximately 37 lots, giving a total of approximately 115 lots in the urban area 
(assumes 7 lots/ha for new urban development [accounts for 1,000m² minimum lots and roads etc]).  

- Assuming that each lot in the urban area of North Karuah will only have one dwelling, this will leave 
approximately 55 connections which will be available for the Large Lot Urban Designation. 

- All urban development within the precinct must be connected to reticulated sewerage and water. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- Strict water quality controls and run-off management is required for this sensitive waterfront 
location, with all water control structures to be located within the precinct and to be adequately 
established and maintained to protect the waters of Port Stephens from negative impacts from urban 
development. 

 
Village Zone Character and Lot Size 

- Due to the land in the precinct being steeper than the current village zone, lots less than 1,000m² 
should be avoided.  

- The precinct would best be utilised for detached housing with a maximum height of 2 storeys. 
Commercial and industrial development will consolidate within the existing areas within the 
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township of Karuah, along the current route of the Pacific Highway. The use of this precinct to 
support tourist developments, motels or residential flat buildings is not supported. Lots should be 
orientated so as to take advantage of water views. 

- The elevated nature of the land overlooking the Karuah River provides the opportunity for a different 
market to that which will be provided in the growth areas identified in the draft Karuah Local Area 
Plan (Port Stephens Council). 

- Urban zones (instead of 2 – Village) will be considered for North Karuah to reinforce the zones in 
the township of Karuah. Likely zones for North Karuah would be 2(a) – Low Density Residential 
and 6(a) – Open Space and Recreation [to acknowledge existing and provide for future public access 
to foreshore areas]. 

 
Flora & Fauna 

- Areas found to contain threatened flora or fauna species should not be proposed for subdivision. 
 
State Environmental Planning Policy No. 71 – Coastal Protection 

- Land within the precinct is within an area covered by State Environmental Planning Policy No. 71 
(SEPP 71). However, the land is not within a “sensitive coastal location” as defined under SEPP 71. 

- The requirements of this SEPP will have to be followed when development is proposed. 
 
Coastal Design Guidelines for NSW 

- Port Stephens Council has classified Karuah as an “inland coastal centre” under the Karuah Local 
Area Plan (Draft – Nov 2002). Although Karuah seems to also generally fit the description of a 
Coastal Village, in the interests of consistency, Karuah will be deemed to be an Inland Coastal 
Centre under the Strategy. 

- Aspects such as improving the relationship of the settlement to the river, encouraging public rather 
than private access to the foreshore, and creating/enhancing pedestrian and cycle pathways and 
networks would apply, but maintaining a traditional grid street pattern would not due not only to the 
steep nature of the land but also the need to achieve water views for as many homesites as possible. 

 
Karuah Local Area Plan (Port Stephens Council) 

- The Plan acknowledges the challenges ahead for Karuah once the realignment of the Pacific 
Highway is completed. Challenges include consolidating the commercial precinct towards the river, 
providing opportunities for cycling and walking within and around Karuah, creating conditions that 
will provide sensitive infill development which will bring more life to the town, encourage buildings 
that can adapt to change, create additional nodes as gathering places in the town centre, protect the 
urban, architectural and heritage qualities that define the character of Karuah, provision of long term 
and interesting employment opportunities, encouraging home based businesses within residential 
areas, and to manage the growth of the town without compromising the natural environment. 

- Urban expansion of North Karuah should not compromise what Port Stephens Council is attempting 
to achieve in the township of Karuah. Only allowing residential development at North Karuah will 
help strengthen the commercial centre of the Karuah township. The inclusion of cycleways and 
pedestrian access to the precinct should be considered. As North Karuah is separate to the Karuah 
township and has no heritage significance, the area can be allowed to develop its own character, so 
long as this does not detract from that of Karuah. 

- The Plan indicates that the township of Karuah is predominantly zoned Residential 2(a), with a 
General Business 3(a) zone along the current Pacific Highway route, under Port Stephens LEP 2000. 
There is the opportunity for North Karuah to dispense with the 2 – Village zone under Great Lakes 
LEP 1996 which permits a range of residential, commercial and industrial uses and instead 
incorporate urban zones which reinforce the commercial areas of the township of Karuah. This will 
enable areas on both sides of the Karuah River to be viewed as a whole. 
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Visual Exposure 
- The precinct is elevated above the Karuah River and has a backdrop of heavily vegetated land 

towards the top of the hill. The precinct can be clearly seen from the township of Karuah and 
consideration needs to be given to urban design in order to not detract from the scenic quality of 
North Karuah as viewed from the western side of the river, whilst at the same time affording water 
views from future homesites. 

 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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Stroud 

NB. No rezonings will be allowed to proceed until such time as contracts have been renewed in the 
poultry industry between growers and processors (30 June 2004). 
 
 

Simmsville Road Precinct 

This precinct is dependent upon the Simmsville Rd poultry farm not continuing operation. 
 
Locational information 

- Located on the eastern side of the current village zone, on the both sides of Simmsville Road and 
south towards Maytom Street. 

- Land Area = 48.6ha 
 

 
 
Issues 

- Effluent disposal and water supply 
- Drainage/water quality 
- Town character, heritage, lot size and subdivision pattern 
- Timeframe 
- Potential landuse conflict 
- Potential land contamination 
- Flooding 
- Proposed transmission tower 
- Lamans Creek and Riparian Rights 
- Internal roads 
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Character Statement 
 

- The precinct is currently being used as a poultry farm, whilst the land surrounding the precinct is 
either cleared agricultural land or within the existing village zone. The precinct is bounded by 
Lamans Creek to the north, the village zone to the west, the 600m buffer to the Stroud Landfill to the 
east and the 500m buffer to an adjoining poultry farm to the south. Hence, the precinct is within a 
mixed rural/urban setting. 

- The precinct is undulating and some future homesites are likely to afford expansive views over the 
existing township of Stroud and land further to the west. 

- The township of Stroud has a unique heritage character which should not be detracted from by 
development within the precinct (ie. standard brick and tile residences would not be suitable). The 
height, bulk, style and materials of construction of future development will ensure that buildings and 
associated works are in keeping with the requirements of the Stroud Heritage Development Control 
Plan. 

- Future development will also extend the traditional grid pattern of subdivision that characterises 
Stroud. Lot sizes for future subdivision will be similar to those currently found in the township of 
Stroud. 

- A demand assessment of the infrastructure needs of the future urban residents is required prior to 
rezoning. 

 
Principles 
 
Effluent Disposal and Water Supply 

- All urban development within the precinct must be connected to reticulated sewerage. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- Proposed stormwater quality control measures are to be located within the precinct. 
 
Town Character, Heritage, Lot Size and Subdivision Pattern 

- Stroud is well known for its heritage buildings and areas and there is a Stroud Heritage Develop 
Control Plan (DCP) in place to protect the character of the town. Unfortunately, past dwelling 
construction has sometimes significantly detracted from the character of the area. Any future 
development needs to be sympathetic to the heritage character of the town (ie. standard brick and tile 
residences are not appropriate). 

- In regard to the general character of the town there is a centralised commercial area based around 
Cowper Street (the Bucketts Way), with generally single detached dwellings throughout the 
remainder of the town. 

- Lot sizes range generally between 1,000m² and 2,000m² although there are lots both above and 
below this range. Future development should have a minimum lot size within the range indicated 
above. 

- The existing subdivision pattern of the town is based on the traditional “grid” style and any 
expansion of the urban footprint should utilise the same style. 

- The Stroud Heritage DCP will need to be amended to include the precinct within the classification of 
“Stroud Village Area”. 

 
Timeframe 

- This area should be the first urban expansion precinct in Stroud to be developed. Rezoning of this 
precinct is likely to be in the short to medium term. This assumes that the Simsville Road poultry 
farm ceases operation. 
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Potential Landuse Conflict (odour and noise) 
- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 

parts (or even all) of the precinct cannot be developed due to unacceptable odour/noise levels from 
surrounding poultry farms and the Stroud Landfill. Reference should be made to Section 3.5.5 in the 
Strategic Environmental Assessment and Strategy.  

 
Potential Land Contamination 

- As the property is currently being used as a poultry farm (which will cease operation in June 2004, 
as advised by the operator/landowner), an investigation will need to be undertaken in the location of 
each existing poultry shed (or where sheds were previously located) to determine whether the soil 
has been contaminated through past farming practices. This will be carried out as part of the 
rezoning studies. 

 
Flooding 

- A flood study is required to determine whether parts of the precinct are subject to flooding from 
Lamans Creek. If any part of the precinct is found to be within the 1% AEP, it will either have to be 
excluded from development or filled to the 1%AEP level. The flood study will need to assess the 
impacts of fill upon flooding in the vicinity. 

 
Proposed Transmission Tower 

- Investigations into electro-magnetic radiation need to be undertaken to determine an appropriate 
buffer from the proposed tower for new housing. The tower is proposed to be located on the hill to 
the south east of the precinct. 

 
Lamans Creek and Riparian Rights 

- Whether or not there is a need to revegetate the riparian zone will need to be investigated and 
appropriate recommendations made. It may be necessary to consider placing the riparian zone in an 
environmental zone and subdivision of the precinct by community title to ensure its on-going 
maintenance. Alternatively, the riparian zone may be required for open space purposes. Consultation 
with Council and DIPNR is necessary to reach an agreed position of subdivision in the vicinity of the 
watercourse. 

 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 



Great Lakes Rural Living Strategy 
Strategic Environmental Assessment and Strategy 
 
 

 
EDGE Land Planning / March 2004 54 

 

Bede Street Precinct 

This precinct is partly dependent upon the Simsville Rd poultry farm not continuing operation. 
 
Locational information 
 

- Located on the southern side of Bede Street, north of Lamans Creek and est of Craven Street. 
- Land Area = 25.6ha 

 

 
 
Issues 

- Effluent disposal and water supply 
- Drainage/water quality 
- Town character, heritage, lot size and subdivision pattern 
- Timeframe 
- Potential landuse conflict 
- Flooding 
- Bushfire threat from the east 
- Lamans Creek and Riparian Rights 
- Internal Roads 

 
Character Statement 

- The precinct borders the northern side of Lamans Creek, is cleared land, and adjoins the village zone 
situated to the north and west. The 500m buffer to the Simsville Road poultry farm currently affects 
the southwestern half of the precinct. Hence, it has a rural setting, though one that adjoins a town. 

- The land slopes up from Lamans Creek and will afford some views to the south and east to future 
homesites. 

- The township of Stroud has a unique heritage character which should not be detracted from by 
development within the precinct (ie. standard brick and tile residences would not be suitable). The 
height, bulk, style and materials of construction of future development will ensure that buildings and 
associated works are in keeping with the requirements of the Stroud Heritage Development Control 
Plan. 
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- Future development will also extend the traditional grid pattern of subdivision that characterises 
Stroud. Lot sizes for future subdivision will be similar to those currently found in the township of 
Stroud. 

- A demand assessment of the infrastructure needs of the future urban residents is required prior to 
rezoning. 

 
Principles 
 
Effluent Disposal and Water Supply 

- All urban development within the precinct must be connected to reticulated sewerage. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- Proposed stormwater quality control measures are to be located within the precinct. 
 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 

 
Town Character, Heritage, Lot Size and Subdivision Pattern 

- Stroud is well known for its heritage buildings and areas and there is a Stroud Heritage Develop 
Control Plan (DCP) in place to protect the character of the town. Unfortunately, past dwelling 
construction has sometimes significantly detracted from the character of the area. Any future 
development needs to be sympathetic to the heritage character of the town (ie. standard brick and tile 
residences are not appropriate). 

- In regard to the general character of the town there is a centralised commercial area based around 
Cowper Street (the Bucketts Way), with generally single detached dwellings throughout the 
remainder of the town. 

- Lot size range generally between 1,000m² and 2,000m² although there are lots both above and below 
this range. Future development should have a minimum lot size within the range indicated above. 

- The existing subdivision pattern of the town is based on the traditional “grid” style and any 
expansion of the urban footprint should utilise the same style. 

- The Stroud Heritage DCP will need to be amended to include the precinct within the classification of 
“Stroud Village Area”. 

 
Timeframe 

- This area should be the second urban expansion precinct in Stroud to be developed. Rezoning of this 
precinct is likely to be in the medium term. This assumes that the Simsville Road poultry farm 
ceases operation. 

 
Potential Landuse Conflict (odour and noise) 

- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 
parts (or even all) of the precinct cannot be developed due to unacceptable odour/noise levels from 
surrounding poultry farms and the Stroud Landfill. Reference should be made to Section 3.5.5 in the 
Strategic Environmental Assessment and Strategy.  

 
Flora & Fauna 

- Areas found to contain threatened flora or fauna species should not be proposed for subdivision. 
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Flooding 
- A flood study is required to determine whether parts of the precinct are subject to flooding from 

Lamans Creek. If any part of the precinct is found to be within the 1% AEP, it will either have to be 
excluded from development or filled to the 1%AEP level. The flood study will need to assess the 
impacts of fill upon flooding in the vicinity. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Lamans Creek and Riparian Rights 

- Whether or not there is a need to revegetate the riparian zone will need to be investigated and 
appropriate recommendations made. It may be necessary to consider placing the riparian zone in an 
environmental zone and subdivision of the precinct by community title to ensure its on-going 
maintenance. Alternatively, the riparian zone may be required for open space purposes. Consultation 
with Council and DIPNR is necessary to reach an agreed position of subdivision in the vicinity of the 
watercourse. 
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Gamack Street Precinct 

 
This precinct is not dependent upon farmers leaving the poultry industry, though the precinct could be 
expanded in the advent of an adjoining poultry farm closing. 
 
Locational information 

- Located on the northern end of Gamack Street to the north east of the existing village zone, past the 
cemetery. 

- Land Area = 68.9ha 
 

 
 
Issues 

- Effluent disposal and water supply 
- Drainage/water quality 
- Town character, heritage, lot size and subdivision pattern 
- Timeframe 
- Potential landuse conflict 
- Bushfire threat from the north and east generally 
- Internal Roads 

 
Character Statement 

- The precinct is currently rural land, adjoining both the township of Stroud to the west and vegetated 
land to the east. The precinct also adjoins the 500m buffer of two existing poultry farms to the north 
west. 

- The precinct is on higher land to the east of the existing township of Stroud and much of the precinct 
is likely to afford views over Stroud and surrounding rural land. 

- The township of Stroud has a unique heritage character which should not be detracted from by 
development within the precinct (ie. standard brick and tile residences would not be suitable). The 
height, bulk, style and materials of construction of future development will ensure that buildings and 
associated works are in keeping with the requirements of the Stroud Heritage Development Control 
Plan. 



Great Lakes Rural Living Strategy 
Strategic Environmental Assessment and Strategy 
 
 

 
EDGE Land Planning / March 2004 58 

- Future development will also extend the traditional grid pattern of subdivision that characterises 
Stroud. Lot sizes for future subdivision will be similar to those currently found in the township of 
Stroud. 

- A demand assessment of the infrastructure needs of the future urban residents is required prior to 
rezoning. 

 
Principles 
 
Effluent Disposal and Water Supply 

- All urban development within the precinct must be connected to reticulated sewerage. 
 
Drainage 

- The water quality objective to be applied in the evaluation of management options for stormwater is: 
“No net increase in pollutants (suspended sediments, pathogens, nitrogen and phosphorus) above 
that for the precinct in its present landuse configuration”. 

- Proposed stormwater quality control measures are to be located within the precinct. 
 
Town Character, Heritage, Lot Size and Subdivision Pattern 

- Stroud is well known for its heritage buildings and areas and there is a Stroud Heritage Develop 
Control Plan (DCP) in place to protect the character of the town. Unfortunately, past dwelling 
construction has sometimes significantly detracted from the character of the area. Any future 
development needs to be sympathetic to the heritage character of the town (ie. standard brick and tile 
residences are not appropriate). 

- In regard to the general character of the town there is a centralised commercial area based around 
Cowper Street (the Bucketts Way), with generally single detached dwellings throughout the 
remainder of the town. 

- Lot size range generally between 1,000m² and 2,000m² although there are lots both above and below 
this range. Future development should have a minimum lot size within the range indicated above. 

- The existing subdivision pattern of the town is based on the traditional “grid” style and any 
expansion of the urban footprint should utilise the same style. 

- The Stroud Heritage DCP will need to be amended to include the precinct within the classification of 
“Stroud Village Area”. 

 
Timeframe 

- At present this precinct is seen as being remote to the existing urban area and land closer to the town 
should be developed first. As such, this area should be the third urban expansion precinct in Stroud 
to be developed (unless the Simmsville Road poultry farm continues operation after June 2004). 
Rezoning of this precinct is likely to be in the medium to long term, after allotments have been taken 
up within the other precincts. 

 
Potential Landuse Conflict (odour and noise) 

- Specific odour and noise studies may need to be undertaken for the precinct to determine whether 
parts (or even all) of the precinct cannot be developed due to unacceptable odour/noise levels from 
surrounding poultry farms. Reference should be made to Section 3.5.5 in the Strategic 
Environmental Assessment and Strategy.  
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Flora & Fauna 
- Areas found to contain threatened flora or fauna species should not be proposed for subdivision. 

 
Bushfire 

- An adequate separation distance from surrounding vegetation must be identified using Level 1 
Construction Standards as per AS3959-1999, unless Council indicates that it is prepared to accept a 
higher level of construction (generally, no bushfire construction requirements apply to any proposed 
building located more than 100m away from a high bushfire hazard). 

- Fire trails linking with the internal road layout must be identified. 
- Clearing of vegetation of High or Medium Habitat Value to gain an adequate Asset Protection Zone 

between vegetation and the dwelling will not be permitted. 
- Development of the precinct is required to comply with the Planning for Bushfire Protection 

Guidelines 2001. 
 
Internal Roads 

- All internal roads are to be sealed with appropriate run-off regimes implemented that will protect 
water quality in the area. 
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