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1.0 Introduction 

This report has been prepared by Ethos Urban on behalf of Huntlee Pty Ltd (Huntlee) in support of a request that 

the Minister for Planning and Public Spaces declare Stage 2 of the Huntlee New Town as State Significant 

Development (SSD) in accordance with Section 4.36(3) of the Environmental Planning and Assessment Act 1979 

(EP&A Act), having regard to the Department of Planning, Industry and Environment’s (DPIE) ‘Guideline on ‘call-in’ 

of State significant development under the Environmental Planning and Assessment Act 1979’. 

 

Huntlee Pty Limited (Huntlee) own the land associated with the Huntlee New Town Development (the site) located 

in the Hunter Valley, NSW. The overall Huntlee New Town Development project involves the staged subdivision and 

development of a new township in the Hunter Region.  The development in its entirety will create up to 7,500 

residential dwellings, 200ha of mixed use / employment land and has seen the dedication and conservation of over 

nearly 6,000ha of land as biodiversity offsets.   

 

Stage 1 of the Huntlee New Town Development involves the subdivision of land to create 2,345 residential lots, 

superlots, school lots, landscaped areas, drainage and open space and reserves with the Cessnock Council Local 

Government Area (LGA).  Stage 1 was approved by the Planning Assessment Commission in 2013 pursuant to the 

former Part 3A of the EPA Act (MP 10_0137).   

 

Stage 2 of the development (made up of Villages 2, 3 and 4 as sub-stages) involves the creation of more than 4,500 

additional residential lots and a range of mixed use lots and is the subject of this ministerial call-in request.  The 

project will make a significant contribution to housing in regional NSW and the State. Whilst Stage 1 was entirely 

within the Cessnock local government area (LGA), Stage 2 will span across both Cessnock and Singleton LGAs 

and two state electorates.  

1.1 Proponent and landowner 

Huntlee is the proponent of the Stage 2 development and the registered proprietor of that land.   The relevant 

contact details for the project are: 

 Danny Murphy, Director 

Huntlee Pty Ltd 

Level 2, 1060 Hay Street 

West Perth WA 6050 

1.1.1 Capital Investment Value 

Stage 2, as a whole, has a capital investment value of approximately $850,000,000, with Village 2 having a CIV of 

$450,000,000. This represents a significant investment on the Hunter Valley and regional NSW and is well in 

excess of the CIV threshold for any category of State Significant Development under State Environmental Planning 

Policy (State and Regional Development) 2011 (SRD SEPP).  

1.1 Background 

1.1.1 State Significant Site Listing  

On 31 December 2010, the Minister for Planning gazetted the State Significant Site (SSS) amendment for Huntlee. 

The amendment to Schedule 3 of the State Environmental Planning Policy (Major Development) 2005 (Major 

Development SEPP) provided zoning and land use controls for the site, which included the following:  

 Up to 5600 dwellings in residential zones of varying sizes covering up to 612 hectares;  

 Employment lands totalling up to 200 hectares including a mixed use town centre with up to 1,700 residential 

dwellings;  

 Large lot residential development covering up to 93 hectares to achieve 200 lots;  
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 The provision of associated infrastructure including upgrades to roads, sewerage and water infrastructure and 

the dedication of land for education, health services, community facilities and utilities;  

 Dedication of 780 hectares of conservation land within Huntlee;  

 Dedication of Persoonia Park (17 hectares); and  

 Dedication of up to 4988 hectares of conservation land elsewhere within the Lower Hunter Region. 

The land rezoned as part of the SSS rezoning includes the site and is the subject of this call-in request.  

1.1.2 Stage 1 Project Application  

Following the SSS listing in December 2010, a Project Application for Stage 1 of the Huntlee development was 

prepared and submitted to the then Department of Planning and Environment (DPE). Project Approval MP10_0137 

was granted by the Planning Assessment Commission (PAC) on 24 April 2013 for Stage 1 of the Huntlee New 

Town, comprising:  

 Subdivision for the first residential village (Village 1) to accommodate up to 1186 developable lots 

accommodating a total of 2,345 dwellings, open space and community facilities;  

 Superlot subdivision for the first component of the Town Centre employment area into 8 lots (57.45ha); 

 Subdivision for the first Town Centre residential development (Entry Village) including up to 215 developable 

lots to accommodate up to 253 dwellings;  

 Superlot subdivision to create 6 additional lots to provide for future re-subdivision pending the resolution of land 

tenure arrangements;  

 Subdivision for up to 120 large lot residential lots on land to the south on Wine Country Drive; and  

 Construction of associated physical infrastructure (both on and off site) including:  

− Bulk earthworks;  

− road works and associated intersections;  

− stormwater management; and  

− water supply and sewerage. 

 

The Stage 1 Application and approval was wholly within the Cessnock LGA. 

 

The progression of the Huntlee New Town and the detailed design of the residential precincts within the Stage 1 

approval have provided the impetus for 18 minor modifications to the approval having been submitted to DPIE (with 

14 being approved to date and the remaining being under assessment or withdrawn). The modifications generally 

relate to subdivision design changes, relocation of a primary school site at the request of the Department of 

Education as well as minor alterations to address implications arising from the construction of the development.   

Repeal of Part 3A  

On 1 October 2011, Part 3A of the Environmental Planning and Assessment Act 1979 (EP&A Act) was repealed. 

Schedule 6A of the EP&A Act provides transitional arrangements for Part 3A projects that had been declared but 

not determined. Stage 1 of Huntlee is considered a transitional Part 3A project under Clause 2 of Schedule 6A as 

the environmental assessment requirements were issued for the project prior to the repeal of Part 3A. 

1.1.3 Voluntary Planning Agreements  

Voluntary Planning Agreements (VPA) under Section 7.4 of the EP&A Act have been executed between Huntlee, 

the State Government and Cessnock Council as a component of the SSS rezoning and Stage 1 Project Approval to 

make contributions towards regional and local infrastructure as well as to offset the biodiversity impacts associated 

with the overall Huntlee development (including the development proposed under this DA). The VPAs are outlined 

below.  
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State VPAs  

The State VPA has been executed between Huntlee and the Minister for Planning and the Minister for Climate 

Change and the Environment for:  

 dedication of 5,612ha of environmentally significant land for conservation purposes; 

 environmental contribution of $100,000 to be paid towards the recovery plan for the Persoonia Pauciflora; and  

 environmental contribution of $1,000,000 to be paid towards the development of the Huntlee Conservation area 

of 607 hectares. 

The biodiversity offsets undertaken as part of the VPA include offsets for the entire Huntlee development that was 

assessed under the SSS rezoning and as such includes offsets associated with the development proposed under 

Stage 2. The VPA provided for the offsetting of biodiversity impacts under the provisions of the Threatened Species 

Conservation Act 1995 (TSC Act) and as such proceeded the biodiversity offsets mechanisms under the 

Biodiversity Conservation Act 2016. The offsets are however recognised as bio-certification under Clause 34A of 

the Biodiversity Conservation (Savings and transitional) Regulation 2017. 

 

Huntlee has already diligently fulfilled its obligations under this first State VPA.  

 

A second VPA between Huntlee and the State government was executed for regional road contributions, road 

improvement works and the transfer of land for education purposes associated with Stage 1 of the Huntlee 

development. More than $20m in State Infrastructure has already been delivered under this VPA. 

Local VPA for Stage 1 of Huntlee  

A local VPA has been entered into between Huntlee and Cessnock Council for the works being delivered as part of 

Stage 1 of the development. The local VPA addresses local infrastructure and includes:  

 Monetary contribution of $1.25m for a neighbourhood centre in Village 1; 

 Monetary contribution of $600,000 for a public pre-school; 

 Dedication of 0.5ha for the neighbourhood centre in Village 1; 

 Dedication of 0.1ha for the public pre-school; and  

 Dedication of 14.5ha for neighbourhood parks. 

 

This VPA also includes contributions for regional infrastructure that will be located in Stage 2 (the subject of this 
call-in). 

 

To date, more than $2m in cash contributions have been provided to Cessnock Council. 

2.0 The Site 

2.1  Site Context 

The Huntlee New Town site is 1,722 hectares in area and is located to the south of the town of Branxton in the 

Hunter Valley of NSW. The site is located approximately 20km to the north of Cessnock and 23km to the south-east 

of Singleton. As illustrated in Figure 2 below the site is located in close proximity to the New England Highway and 

Hunter Expressway and is located approximately 55km to the north-west of Newcastle.  

 

The Huntlee New Town straddles the Wine Country Drive which links Cessnock with the New England Highway at 

Branxton. The site is generally bounded to the north and east by the Main North Railway line (Hunter Line) and 

Hunter Expressway, to the south by the village of North Rothbury and to the west by the Black Creek floodplain. 

Other adjoining and surrounding land uses include vineyards, tourism, rural residential development and general 

agriculture. 
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Furthermore, the extensive upgrades to the M1 Motorway, including the completion of NorthConnex, now provides 

direct access to Sydney’s CBD. The Branxton Train Station provides rail connections to the New Maitland Hospital 

and also to Newcastle’s light rail system. 

 

 

 

Figure 1 Site context 

Source: Google 

 

2.2 Site Location  

This call-in request relates to Stage 2 of the Huntlee New Town development as identified in Figure 2 below. The 

Stage 2 site is approximately 541.71ha in area and is located in both the Singleton and Cessnock Council areas. 

The relationship of the Stage 2 site to the existing Stage 1 Huntlee approval is illustrated in Figure 2 and 3 below. It 

is important to note that the Stage 2 area is divided into multiple ‘villages’ – Village 2, 3 and 4, with Village 2 located 

in Cessnock LGA, Village 3 across both LGAs and Village 4 entirely within Singleton LGA. While Villages 3 and 4 

are not subject to detailed delivery as part of this call-in request, they will be included in the broader concept 

application (discussed below). 
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2.4 Surrounding Development 

2.4.1 To the North  

The Stage 2 northern boundary adjoins the Hunter Expressway, a dual carriage freeway providing vehicular 

connections from Newcastle to the Lower Hunter. The Main North Railway line and New England Highway are also 

located to the north of the site and provide regional freight and passenger transport connections. Further to the 

north of the site, across the Expressway is the township of Branxton. Branxton has a population of approximately 

2,000 people and has a station on the Hunter Railway line.  

2.4.2 To the East  

The site adjoins land associated with the Stage 1 approval of the Huntlee New Town (refer to Figure 3). Residential 

Village 1, known as Katherine’s Landing occupies land to the east of the site, on the eastern side of Wine Country 

Drive. The Stage 1 approval is located to the north and east of the existing village of North Rothbury and is 

approved for 1,473 residential lots and 2,345 dwellings as well as communal open space, 14 superlots and 

community facilities. Dwelling construction on Katherine’s Landing is well advanced with approximately 1,000 

dwellings constructed and occupied. Photos of the existing Huntlee development are provided at Figure 10 to 12 

below.  

 

Further to the east of the Huntlee site is the township of Greta, which is accessible from the New England Highway. 

Greta is located along the Main North Railway Line and includes a railway station with access to regional centres.  

2.4.3 To the South  

To the south of the site is the Hanwood Estate, a small rural residential subdivision located along Hanwood Road. 

The land to the south of the Old North Road large lot subdivision area comprises small sale agricultural uses and 

includes some areas of intensive agriculture and vineyards. These land holdings often contain ancillary sheds, farm 

dams and fencing associated with predominately rural living.  

2.4.4 To the West  

The western boundary of the site is bounded by the Black Creek and floodplain area. This land is largely cleared 

and is devoid of any significant development or improvements. Large lot rural land holdings including a winery is 

located west of Black Creek. 

3.0 The Proposal 

The proposed Stage 2 of the Huntlee New Town will provide for a total of approximately 5,000 dwellings, split 

across the Cessnock and Singleton Council areas including: 

 Subdivision for the residue of the Town Centre; 

 Subdivision of approximately 5,000 lots and 5,100 dwellings; 

 Works associated with the creation of parks, recreation facilities and riparian areas and associated buffers; and 

 Site preparation, remediation, earthworks, infrastructure, road works and open space associated with the 

above. 

 

The Stage 2 proposes three ‘villages’, being Village 2, 3 and 4. The overarching masterplan for the Huntlee New 

Town Development project is shown below, highlighting the extent of the Stage 2 area. 
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Figure 3 The Huntlee New Town Masterplan 

Source: Huntlee LWP Property 

3.1 Project Objectives 

The overall vision for Huntlee is consistent with the original SSS listing, being the creation of a New Town of 

approximately 21,000 people, comprised of a town centre and neighbourhoods containing well defined villages. The 

town centre will include a full range of employment, education, health, recreation, transport, civic, retail and 

community facilities while ensuring the conservation and enhancement of the environment. The neighbourhoods will 

each contain local services such as a school and smaller villages with local shops and services. 

 

The overall Huntlee development framework proposes four urban villages connected to each other and the town 

centre / employment areas by a network of open space, pedestrian and cycle ways, local roads & bus routes. The 

design and vision of the Huntlee is intended to complement and enhance existing neighbouring communities. 

 

The proposed development will focus on a number of key principles: 

 Creating a well-connected street pattern that responds to the topography of the site and create efficient and well 

planned residential allotments; 

 Provide streets with generous green verges that generally terminate at open space; 

 Creating a connected network of shared pedestrian paths that provide access to homes, recreation and 

employment and service areas; 

 A series of linear open space areas that preserve ridges, hilltops and significant areas of vegetation; 

 Open spaces surrounded by public streets; 
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 Planning neighbourhoods where residents can easily walk or cycle to the neighbourhood core, a local shop, 

community centre, open space or school generally within 400 metres; 

 Connectivity to Branxton Rail Station;  

 Provide a mixture of housing options to create diversity in the built form and accommodation choice;  

 Ensuring efficient access to the Hunter Expressway and broader Hunter region; and 

 Providing strong connections to local and regional amenity such as the Hunter Valley Wine Country region. 

3.2 Proposed Planning Pathway 

It is proposed that a Concept Application will be submitted for the entirety of the Stage 2 area, with the detailed 

application for subdivision and infrastructure works for the Village 2 component. It would be expected that, should 

SSD concept approval be given, Villages 3 and 4 would be subject to separate applications under Part 4 of the 

EP&A Act, submitted to the relevant Council in the future. The Concept Plan would allow for consistency in planning 

controls across the entire Stage 2 area to ensure the assessment process for each Council could be simplified. 

4.0 Statement of Permissibility 

4.1.1 Planning Pathways and Permissibility 

SEPP SRD aims to identify development that is either SSD, State Significant Infrastructure (SSI) or critical State 

significant infrastructure (CSSI), and to then confer functions on either the Independent Planning  Commission or 

the Regional Planning Panels / Sydney District Planning Panels (RPP/ SPP) to determine development 

applications.  

 

Schedule 1 of the SEPP SRD lists categories of development that list the thresholds for development that are 

considered to be SSD. Upon an extensive review of the above list of development categories that could be 

classified as SSD, the proposed development for Huntlee Stage 2 (being large scale residential and mixed-use 

subdivision) is not constituted under Schedule 1 of the SEPP SRD and therefore this planning pathway cannot be 

used for SSD for the proposal. 

 

Schedule 2 of the SEPP SRD lists specific sites where development is considered to be SSD due to their 

importance and regional significance to the State.  

 

As with Schedule 1, the specific sites nominated under Schedule 2 do not include Huntlee and therefore Huntlee is 

not able to be considered as SSD under the existing mechanisms of Schedule 2 within the SEPP SRD.  

Therefore, there is no current applicable planning pathway for SSD under the SEPP SRD available for the project. 

However, it is acknowledged that there are options for the Minister to amend the SEPP SRD to include Huntlee in 

Schedule 2. 

4.2 State Environmental Planning Policy No. 55 – Remediation of Land 

State Environmental Planning Policy No. 55 – Remediation of Land (SEPP 55), applies to all development in NSW. 

Clause 7(1) requires the consent authority to consider whether land is contaminated prior to granting consent to a 

development application. Preliminary contamination investigations were prepared for the development as part of the 

SSS listing and notes that there are large areas of known and suspected contamination on the site including the 

former Ayrefield Colliery. There is an existing Section 35 Order under the Environmentally Hazardous Chemicals 

Act 1985 applicable to the site due to the existing contamination present. 

 

Previously completed Phase 1 ESAs relate to various components of the site including land in Cessnock LGA, land 

in Singleton LGA and the large lot area off Old North Road and have identified the following potential sources of 

contamination within the colliery lands: 

 Coarse coal washery reject (CWR) stockpiles associated with the former colliery;  

 Fine CWR emplacement areas associated with the former colliery; 
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 Existing infrastructure such as railway infrastructure and other buildings; 

 Water bodies;  

 Roads and tracks;  

 Former leaway landfill;  

 Quarry; and  

 General waste.  

 

The Coarse CWR stockpiles lie to the south of the railway line in Village 4 of the Stage 2 area. This source of 

contamination is the dominant concern for the remediation of the site granted its total area and volume being 

approximately 20Ha and 500,000m3.  

 

Remediation of the Coarse CWR stockpiles should seek to reduce and or eliminate acid generation and erosion 

which can lead to leaching into surrounding waterway’s including Black Creek, drainage lines and ground water. 

Remediation works should also aim to reduce the risk of spontaneous combustion of the stockpiled material and 

reinstate the natural topography of the site. Further investigation is required to more accurately assess the volume 

of each stockpile and the effects of leaching on groundwater quality. Further investigation is also required to 

determine options for onsite retention or the commercial opportunities for offsite disposal.  

 

Infrastructure associated with the rail line including train carriages, rail workshops, residential buildings and 

buildings to the north of the railway line may be potential sources of contamination. Further investigation into the 

potential for contamination in the materials used in the buildings as well as assessment of the soil beneath the 

buildings for potential contamination is required. Roads and pathways throughout the site are also a potential 

source of contamination. 

 

Waterbodies with potentially contaminated material/ water are present on the site. Further investigation into the level 

of contamination within the waterbodies and the presence of any sensitive flora and fauna is needed to be 

undertaken along with potential options to incorporate the water bodies into the development. These investigations 

are intended to be undertaken as part of the Stage 2 development application. 

 

The remaining sources of contamination, including the Former Leaway landfill and quarry, will also require 

remediation works of some kind. 

4.3 Local Environment Plans 

As previously discussed, the Stage 2 site sits across the boundary of the Cessnock and Singleton Council areas 

(Figure 2), and as such, is subject to the controls under both Local Environmental Plans. 

4.3.1 Cessnock Local Environmental Plan 2011 

Zoning and Permissibility 

The Stage 2 area is zoned: 

 B4 Mixed Use 

 R1 General Residential 

 R2 Low Density Residential 

 SP2 Infrastructure 

The proposed development, comprising subdivision of land for residential, commercial and local centre 

development and associated infrastructure is permitted with consent as nominated within the land use table for the 

above zones. 

Compliance with the relevant Cessnock LEP Standards  

Table 2 provides a preliminary assessment of the Project against the relevant clauses of the Cessnock LEP 2011.  
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Figure 4 The Greater Newcastle Vision 2036, with Huntlee circled indicatively 

Source: Department of Planning, Industry and Environment 

 

Hunter Expressway Draft Strategy 

The Hunter Expressway Draft Strategy looks to maximise the accessibility of the Branxton Interchange along the 

Hunter Expressway for commercial, industrial and residential purposes, to optimise investment and employment 

opportunities. It identifies Huntlee as becoming the primary location for housing, employment and services in this 

part of the region, capitalising on the opportunities presented by the Expressway. The Branxton Interchange is also 

recognised as the ‘gateway’ to the Hunter wine and tourist district. Huntlee presents the opportunity to further 

reinforce this through the ability to deliver housing and other services that can contribute to the wine and tourist 

market of the Hunter region. 
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Figure 5 The Branxton Interchange 

Source: Department of Planning, Infrastructure and Environment 

 

Future Transport 2056  

The Future Transport Strategy 2056 (The Transport Strategy) is a 40 year strategy that integrates land use and 

transport planning for Greater Sydney and Regional NSW that the Regional Plan. The Transport Strategy identifies 

that over the next 40 years, Regional Centres within NSW will continue to grow in both tourism and employment, 

recognising the importance that outer metropolitan roads and employment lands have in ensuring the functioning of 

trade and tourism.  

 

The new development envisioned as part of Stage 2 will provide a new transport network that continues to support 

the long-term growth and vision contained within the Transport Strategy. Huntlee Stage 2 will contribute to realising 

key transport connections and contributions, in partnership between TfNSW and Huntlee in a similar manner to 

those undertaken as part of Stage 1 Huntlee.  

 

Local Strategic Planning Statements and Housing Strategies. 

Both Cessnock and Singleton Council’s have endorsed their Local Strategic Planning Statements, being the 

Cessnock Local Strategic Planning Statement 2036 (CLSPS) and the Singleton Local Strategic Planning Statement 

2041 (SLSPS). 

 

The CLSPS provides for a defined hierarchy of centres, and in this sense identifies Huntlee as an emerging centre, 

playing an important role in delivering on the B4 Mixed Use zoning within the Council area. It is noted within the 

CLSPS the importance of Huntlee not growing beyond the needs of the North Rothbury community to a point that it 

undermines the viability of other centres elsewhere. This concern, however, will dissipate as Huntlee develops and 
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grows in population itself. Huntlee is also considered to be a key driver in the tourist destination market of the 

Cessnock region, through its accessibility now afforded by the Hunter Expressway. 

 

In support of the CLSPS, the Cessnock Housing Strategy looks to set out targets for housing in the area, noting that 

the North Rothbury area, near Huntlee, has an average age of 33, while looking to clarify what this means in terms 

of dwelling typologies and housing stock to satisfy that market. This would sit within the market-based housing 

needs of the LGA, with Cessnock estimated to have around 20 years of greenfield land available, with some 400-

500 new dwellings needed each year to house the growing community within existing infill areas, being the 60% 

infill target identified in the Greater Newcastle Metropolitan Plan. 

 

The SLSPS provides for a longer timeframe than the CLSPS, to 2041, and as part of this provides that Huntlee is a 

major future growth area for the region, consistent with that of the CLSPS. 

 

Singleton Council are still working on preparing the Local Housing Strategy for the LGA. 

 

Importantly, Huntlee is an active project, with Stage 2 being ‘shovel ready’ to deliver on these objectives. The land 

has been rezoned, and the proponent is ready to commence work on delivering the end vision for the Huntlee New 

Town development to provide housing, employment and recreational outcomes for the broader Hunter Region. 

 

5.1.2 General Determining Issue 2  

Whether the proposal delivers major public benefits such as large-scale essential transport, utility, infrastructure, or 

social services to the community. 

 

The Project will deliver major public benefits through the delivery of subdivision for housing, employment, education 

and public recreational areas. Such benefits will be realised through a VPA offer which may include monetary 

contributions to delivery on critical infrastructure or floorspace contributions to either the State or local government 

to utilise for either education, public recreational or employment uses. Although preliminary at this phase, an SSDA 

on site will propose adequate local utilities and services in accordance with relevant state and local provisions. 

Essential infrastructure that will be delivered will include water, electricity, telecommunications and gas provisions.  

 

Huntlee has already delivered a primary school site in Stage 1 within the Town Centre, and Stage 2 will facilitate a 

further two school sites totalling up to 18 hectares across the whole Huntlee New Town. Huntlee has already 

implemented a significant upgrade to Wine Country Drive (a State Road) and Stage 2 proposes to develop the 

remaining town centre as a transit oriented precinct connecting into Branxton Station and supporting future public 

transport connections to Newcastle. 

 

The Huntlee Shopping Centre, Huntlee Tavern, Huntlee Early Learning Centre, and Huntlee’s parks and 

playgrounds, are already providing services to the broader community (eg The Vintage residents, Branxton and 

Greta residents). 

5.1.3 General Determining Issue 3 

Whether the proposal is likely to have significant environment, social or economic impacts or benefits, be of a 

significant hazardous or environmentally-polluting nature, or is located in or in close proximity to areas or locations 

that have State or regional environment, archaeological or cultural heritage significance.  

 

The Project will result in substantial social and economic benefits for existing and future residents at Huntlee. The 

development of the entirety of Stage 2 will result in approximately $850 million in investment that will create local 

and regional jobs on the site for the next 15 to 20 years, with $450 million of this related to Village 2 itself. The 

investment in the proposed development will result in substantial flow on effects throughout the local and regional 

economy’s through the creation of jobs and use of services and materials. The proposed development will facilitate 

the growth of Huntlee and provide upfront infrastructure to stimulation investment in housing and commercial 

developments which will continue to generate employment into the future. The development will facilitate the 

provision of social infrastructure and facilities for the current and future residents, including: 

 The subdivision for three schools; 
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 The provision of large green spaces including planting and high quality public domain treatments; 

 The development will facilitate the growth of the Town Centre that will generate employment and social facilities 

for the residents; 

 The creation of village centres that will serve the needs of the local residents;  

 The creation of housing to serve the needs of the population in the Hunter Valley; and 

 The preservation of the critically endangered Persoonia pauciflora.  

The Project is unlikely to be of any significant hazardous of environmentally-polluting nature as it is providing a 

subdivision in accordance with the existing zoning for the site under both Cessnock and Singleton LEP’s. It is known 

that there are some items of heritage significance on site, however, this will be managed and planned for 

accordingly and will be specified in any future SSDA. Part of the site (in Village 4) is significantly contaminated by 

the former Ayrefield Colliery washery emplacement and the former Leaway landfill. While the areas are being 

managed, remediation of these areas will be facilitated by  the development. There are also areas of mine 

subsidence from the former Colliery bord and pillar extraction which require remediation as part of the development. 

The development will therefore play a significant role in addressing the negative environmental legacy of the former 

colliery. 

 

A detailed ecological assessment was undertaken as part of the application to rezone the Huntlee land for urban 

development.  Huntlee has also already sought to address the environmental impacts of the entire Huntlee New 

Town (including Stage 2) through the voluntary planning agreement between Huntlee, the Minister for Planning, the 

Minister for Climate Change and the Environment (as those Ministers were formerly known) and Misthold Pty Ltd. 

5.1.4 General Determining Issue 4 

Whether the proposal is of significant economic benefit to a region, the State or the national economy, such as with 

high levels of financial investment and continuing or long-term employment generation.  

 

The proposed Huntlee Stage 2 is of significant economic benefit to the Hunter Region, as with a capital investment 

value of more than $850m, it will generate and create approximately 5,100 new dwellings, new jobs in the proposed 

town centre in the long term, while providing a larger number of ongoing construction jobs over the long-term 

lifespan of the project. 

 

Stage 1 has already created over 100 ongoing jobs at the Huntlee Shopping Centre, 60 ongoing jobs at the Huntlee 

Tavern, and further permanent jobs at the large format childcare centre.  The scale of Stage 2 will exponentially 

increase employment opportunities. 

 

During the construction stage of Village 2 as part of the Stage 2 works, the civil construction works of $850M is the 

merely the base level in terms of construction employment.  With 300-400 homes being constructed each year for 

20 years, the construction employment generation is significant and the economic multipliers would extend into the 

billions. 

 

Huntlee has also established the independent registered charity, Huntlee Academy. Officially launched by the Hon. 

Joel Fitzgibbon MP, Huntlee Academy provides direct employment and vocational training for socially 

disadvantaged persons, long-term unemployed persons, mature-age and disabled persons, as well as local 

indigenous people.  This programme relies on the efficient delivery of housing lots at Huntlee to maintain a 

workforce of over 30 people. 

5.1.5 General Determining Issue 5 

Whether the proposal is geographically broad in scale, including whether it crosses over multiple council and other 

jurisdiction boundaries, or impacts a wide area beyond one local government area.  

 

The project area traverses two state electorates (Cessnock and Upper Hunter) as well as two local government 

areas, being Singleton LGA and Cessnock LGA. This creates numerous challenges, not the least as the project will 

require two separate but concurrent development applications to be prepared and submitted to two separate 

consent authorities. The applications would then be subject to separate assessment teams in each Council applying 

differing council policies and standards. Significant resources would be needed to co-ordinate a parallel and 
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Mr Stephen Thompson 
Project Director - Huntlee 
LWP Group Pty Ltd 
1 Triton Boulevard 
NORTH ROTHBURY  NSW  2335 
Email: sthompson@lwpproperty.com.au  

 
 
 
 
 
 
Contact: Janine Maher 
Our Ref: DOC2021/098841 
  
Your Ref: - 

 

 
 
 
Dear Stephen 
 
 
Stage 2 Development  
 
I refer to your letter dated 25 June 2021, whereby you outlined that ‘LWP’ are currently 
planning for Stage 2 of the development of Huntlee.  In addition, you outlined the relevant 
legislative framework in respect of the matter, and requested Council’s advice/position as 
to which authority, i.e., Council or the Department of Planning, Industry and Environment 
(DPIE), would be most appropriately placed to assess the application, whether it be a state 
significant development (SSD) or development application (DA).   
 
By way of background, I confirm that Council received a development application (Council 
Reference No. DA 8/2017/696/1), proposing ‘Stage 2 of the Huntlee New Town 
Development comprising subdivision and infrastructure works’ in 2017, which at the time, 
was necessitated because of the impending changes to the biodiversity legislation.  
However, ultimately ‘LWP’ withdrew the DA as they were able to rely on correspondence 
issued by the then Office of Environment and Heritage with respect to biodiversity. 
 
At the time of lodgement of DA 8/2017/696/1, Council officers recommended that ‘LWP’ 
explore the option of having Stage 2 called-in by the Minster, due to the DPIE’s in-depth 
knowledge of the site (as the consent authority for Stage 1), and the fact that the site is 
located within two (2) separate LGA’s, being Cessnock and Singleton. 
 
I remain of the opinion that the DPIE would be most appropriately placed to assess the 
Stage 2 proposal, for the following reasons: 
 
1. The DPIE have detailed knowledge of the site and the history of the initial Part 3A 

approval and numerous modifications. 
 

2. The site is located within both Cessnock and Singleton LGA’s, meaning that both 
Councils would need to be the consent authority for the portions of the site located 
within their respective LGA’s.  Potentially, this may result in issues with respect to 
consistency (or otherwise) of planning controls, consistency of assessment, and timing 
of determinations etc. 
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3. The assessment of this application would result in significant resourcing implications 
for Council.  In this regard, Stage 2 is a complex proposal, with a substantial capital 
investment value.  It is likely that Council would need to retain external consultants to 
assess the various components of the proposal (for example: planning, 
ecology/biodiversity, contamination, traffic, stormwater, acoustics, mine subsidence 
etc.), thereby resulting in major budgetary implications for Council. 
 

4. Assessment of the proposal by the DPIE would likely be perceived by the community 
as a more transparent and consistent process, i.e., the DPIE are removed from Council 
in their assessment/determination role, and also undertook the assessment of the 
initial Part 3A application and all associated modifications. 

 
5. The development will play an important role in providing housing supply which is 

required to support the growth of the wider Hunter region.  In this regard, it is likely that 
the issues to be considered in the assessment are not only contained to the 
immediate, local area.  Rather, the issues are relevant to the broader Hunter region, 
meaning that the DPIE are more appropriately placed to consider these regional 
issues.    

 
If you require any further information, please do not hesitate to contact Council’s 
Development Services Manager, Janine Maher on telephone 02 4993 4254 or via email 
council@cessnock.nsw.gov.au. 
 
Yours faithfully 
 

 
 
Peter Mickleson 
Director Planning and Environment 
 
 
cc: Gordon Kirkby, Director - Ethos Urban 
 Louise Camenzuli, Partner – Corrs Chambers Westgarth 
 Singleton Council 
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10 August 2021 
 
 
Mr Stephen Thompson 
Project Director – Huntlee 
LWP Group Pty Ltd 
1 Triton Boulevard 
North Rothbury  NSW  2335 
 
Dear Stephen, 
 
Request for Singleton Council’s Position on Assessment of Stage 2  
 
I refer to your letter emailed to Council on 1st July 2021 seeking a request for Singleton 
Council’s position on the assessment pathway and consent authority for Stage 2 of the 
Huntlee New Town Development (Stage 2 Development). 
 
The Stage 2 Development will consist of over 3,000 residential lots and an 
accompanying range of missed uses within a business zone, located within both the 
Singleton and Cessnock local government areas, creating a complex inter-related 
development with complex and potentially differing planning controls. The Stage 2 
Development does not currently fall into the criteria for assessment as State Significant 
Development under the State Environmental Planning Policy (State and Regional 
Development) 2011, therefore will require assessment under Part 4 of the 
Environmental Planning and Assessment Act 1979 (EP&A Act). As a local 
development, the consent authority will be local council.  
 
Singleton Council staff have reviewed the request for the Stage 2 Development to be 
‘called in’ to the Minister of Planning under section 4.36(3) of the EP&A Act to 
designate the Stage 2 Development as State Significant Development (SSD). On 
completion of this review, Singleton Council agrees that the appropriate pathway for 
assessment of the Stage 2 Development is as SSD for the following reasons: 
 

1. The Stage 2 Development traverses two local government areas. Whilst 
Cessnock and Singleton Council’s work collaboratively across a range of cross 
boundary issues, the Stage 2 Development is complex, in that it operates under 
a complex interaction of planning controls. The NSW Department of Planning, 
Industry and Environment is best placed to facilitate any issues regarding 
consistency and timeliness of assessment. 

 
2. The DPIE, as the original consent authority for the development, has the 

knowledge and background to assess the application. The DPIE has been the 



 

consent authority for a number of modifications to the original approval, which 
adds a layer of complexity for local assessment that could otherwise be 
avoided. 

 
3. The assessment of this application, whilst providing an opportunity for local 

assessment staff to learn, would result in significant resourcing constraints for 
Singleton Council. Singleton Council has seen a 50% increase in development 
applications in the previous 15 months, placing downward pressure on local 
development outcomes. Diverting resources from this important function to 
assess one application may not be the most appropriate use of resources.  
 

4. Singleton Council has one of the largest numbers of SSD of any local 
government area in NSW. As a result, council has developed internal processes 
for the input of advice into the SSD assessment process and is well placed to 
continue to provide such advice in a timely manner. 
 

5. The issue of regional housing has recently been elevated at a State 
Government level through the Regional Housing Taskforce. As a result, a 
development of this nature is likely to be both State and Regionally significant. 
As such, it is not unreasonable to elevate the assessment of the Stage 2 
Development to SSD.  

 
Please don’t hesitate to contact me on 02 6578 7337 or at 
council@singleton.nsw.gov.au if you require further information or would like to further 
discuss the Stage 2 Development.  
 
 
Yours faithfully, 
 

 
 
Mary-Anne Crawford 
Manager Development and Environmental Services 












