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Councillor Paul Le Mottee left the meeting at 5:57pm prior to item 2.
Mayor Ryan Palmer left the meeting at 5:57pm prior to item 2.

The Deputy Mayor chaired the meeting in the absence of the Mayor.

ITEM NO. 2 FILE NO: 20/164773
EDRMS NO: 58-2019-5-1

PLANNING PROPOSAL FOR 96, 98 & 100 PORT STEPHENS STREET, 
RAYMOND TERRACE

REPORT OF: STEVEN PEART - STRATEGY & ENVIRONMENT SECTION 
MANAGER  

GROUP: DEVELOPMENT SERVICES

RECOMMENDATION IS THAT COUNCIL:

1)  Adopt the planning proposal (ATTACHMENT 3) to amend the Land Zoning 
Map, Lot Size Map and Height of Building Map under the Port Stephens Local 
Environmental Plan 2013 at 96, 98 and 100 Port Stephens Street, Raymond 
Terrace (Lot 1 DP194796, Lot 1 DP194754 and Lot 1 DP 195285) to rezone the 
land from R2 Low Density Residential to B3 Commercial Core, increase the 
maximum building height from 9 metres to 15 metres and remove minimum lot 
size provisions.

2)  Forward the planning proposal to the NSW Department of Planning, Industry 
and Environment for a Gateway determination and request authority to make 
the plan.

ORDINARY COUNCIL MEETING - 23 JUNE 2020
MOTION

110 Councillor Ken Jordan
Councillor Glen Dunkley
It was resolved that Council:
1) Adopt the planning proposal (ATTACHMENT 3) to amend the Land 

Zoning Map, Lot Size Map and Height of Building Map under the Port 
Stephens Local Environmental Plan 2013 at 96, 98 and 100 Port 
Stephens Street, Raymond Terrace (Lot 1 DP194796, Lot 1 DP194754 
and Lot 1 DP 195285) to rezone the land from R2 Low Density 
Residential to B3 Commercial Core, increase the maximum building 
height from 9 metres to unrestricted and remove minimum lot size 
provisions.
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2) Forward the planning proposal to the NSW Department of Planning, 
Industry and Environment for a Gateway determination and request 
authority to make the plan.

In accordance with Section 375 (A) of the Local Government Act 1993, a division is 
required for this item.

Those for the Motion: Crs Giacomo Arnott, Chris Doohan, Glen Dunkley, Ken Jordan,
John Nell and Sarah Smith.

Those against the Motion: Nil. 

The motion was carried.

BACKGROUND

The purpose of this report is to recommend that Council adopt a planning proposal 
(ATTACHMENT 3) to amend the Port Stephens Local Environmental Plan 2013 (LEP 
2013) to enable the development of 96, 98 and 100 Port Stephens Street, Raymond 
Terrace, for commercial uses consistent with the identification of the subject land as 
a catalyst site in the Raymond Terrace and Heatherbrae Strategy. 

A map showing the location of the subject land is provided at (ATTACHMENT 1) and
a Strategic Planning Assessment Report is provided at (ATTACHMENT 2).

The subject land is currently zoned R2 Low Density Residential and the planning 
proposal seeks to rezone the land to B3 Commercial Core to enable future 
commercial development as part of the Raymond Terrace town centre. The Raymond 
Terrace and Heatherbrae Strategy identifies the subject land as a catalyst site 
suitable for future commercial use to contribute towards the revitalisation of the 
Raymond Terrace town centre.

A summary of the planning proposal and property details is provided below:

Date lodged: 19 September 2019
Proponent: Bamreta Pty Ltd (c/o Monteath and Powys 

Pty Ltd)
Subject land: 96 Port Stephens Street (Lot 1 DP 194796)

98 Port Stephens Street (Lot 1 DP 194754)
100 Port Stephens Street (Lot 1 DP 195285)

Total area: 2,000m2 (approximate)
Current zoning: R2 Low Density Residential
Proposed zoning: B3 Commercial Core
Current maximum building height: 9 metres
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Proposed maximum building height: 15 metres
Current minimum lot size: 500m2

Proposed minimum lot size: No minimum lot size
Relevant local strategy: Raymond Terrace and Heatherbrae Strategy
Key issues: Town centre revitalisation: The subject land 

is identified as a catalyst site in the Raymond 
Terrace and Heatherbrae Strategy. 

Flooding: The subject land is in a high hazard 
flood risk category. A flood report will be 
required at development application stage.

Heritage: The subject land is in the Raymond 
Terrace Heritage Conservation Area.
The design of any future commercial 
development will need to respond to heritage 
planning controls.

Purpose of the amendment

The purpose of the planning proposal is to amend the LEP 2013 to enable the 
development of the site for commercial uses consistent with its identification as a 
catalyst site in the Raymond Terrace and Heatherbrae Strategy. The planning 
proposal will extend the commercial uses of the Raymond Terrace town centre to the 
site. The proposed amendments are consistent with other commercial zoned land in 
the Raymond Terrace town centre.

Existing and surrounding uses

The site is currently a vacant hard stand area and has previously been used as a car 
park. The site is located on the southwest corner of the roundabout intersection of 
Port Stephens Street and Glenelg Street, Raymond Terrace. Nearby surrounding 
uses include squash courts, residential dwellings, a shopping centre and
supermarket, Raymond Terrace War Memorial Park (ANZAC Park), the Raymond 
Terrace Bowling Club, Raymond Terrace Community Health Centre and Service 
NSW. Between the site and William Street are 2 residential dwellings and a range of 
commercial uses.

The site is within the Raymond Terrace Heritage Conservation Area, however there 
are no items of heritage significance located on the land. Nearby heritage items of 
local significance include the Raymond Terrace War Memorial Park (ANZAC Park) 
and the Canary Island Date Palms (Adam Place) on Port Stephens Street. 
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Suitability of the subject land

The site is considered suitable for a commercial zoning given its proximity to the 
Raymond Terrace town centre and surrounding land uses. It is identified as a catalyst 
site in the Raymond Terrace and Heatherbrae Strategy, suitable for future 
commercial uses to revitalise the town centre. Commercial development on the site 
will provide the opportunity for positive economic outcomes and employment 
opportunities, and will reinforce the role of Raymond Terrace as a strategic centre in 
Port Stephens and the Hunter region.

The site is identified as flood prone and is within a high hazard floodway risk 
category, similar to other land in the Raymond Terrace town centre that is zoned and 
developed for commercial uses. Commercial uses on the site are considered suitable 
given there are a number of examples of commercial development in the Raymond 
Terrace town centre that are also within a high hazard flood risk category that 
demonstrate appropriate management of flood risks. Therefore risks are likely to be 
able managed through design details at the development application stage.

The site is located in the Raymond Terrace Heritage Conservation Area under the 
LEP 2013 and the design of any future commercial development will need to respond 
to heritage planning controls.

COMMUNITY STRATEGIC PLAN

Strategic Direction Delivery Program 2018-2021
Thriving and Safe Place to Live Provide land use plans, tools and advice 

that sustainably support the community.

FINANCIAL/RESOURCE IMPLICATIONS

There are no foreseen financial or resource implications for Council as a 
consequence of the recommendation of this report.

Source of Funds Yes/No Funding
($)

Comment

Existing budget Yes Stage 1 planning proposal fee.
Reserve Funds No
Developer Contributions 
(S7.11)

No

External Grants No
Other No
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LEGAL, POLICY AND RISK IMPLICATIONS

Risk Risk 
Ranking

Proposed Treatments Within 
Existing 
Resources?

There is a risk that future 
development on the site 
will be subject to high 
flood risk resulting in the 
development being 
unviable.

Medium Adopt the recommendations 
of this report (a flood report 
will be required at 
development application 
stage to demonstrate flood 
risks have been 
appropriately managed).   

Yes

There is a risk that 
redevelopment of the site 
will not occur if the 
current R2 Low Density 
Residential zoning is 
retained resulting in the 
development being 
unviable.

Medium Adopt the recommendations 
of this report.

Yes

Environmental Planning and Assessment Act 1979

The planning proposal is being processed in accordance with Part 3 of the 
Environmental Planning and Assessment Act 1979 (NSW). Should Council resolve to 
adopt the planning proposal it will be forwarded to the NSW Department of Planning, 
Industry and Environment (DPIE) for a Gateway determination, including a request 
for authorisation to make the plan.

Port Stephens Local Environmental Plan 2013

The planning proposal seeks to amend the LEP 2013 by rezoning the land from R2 
Low Density Residential to B3 Commercial Core, increasing the maximum building 
height from 9 metres to 15 metres, and removing minimum lot size provisions. The 
proposed amendments are consistent with the provisions that apply to other land 
zoned for commercial purposes in the Raymond Terrace town centre.

The planning proposal and a potential commercial development on the site is 
consistent with the objectives of the proposed B3 Commercial Core zone:

To provide a wide range of retail, business, office, entertainment, community and 
other suitable land uses that serve the needs of the local and wider community.
To encourage appropriate employment opportunities in accessible locations.
To maximize public transport patronage and encourage walking and cycling.
To facilitate the growth of Raymond Terrace as a centre.
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Under the B3 Commercial Core zone there will be flexibility to accommodate a wide 
range of future commercial uses on the site to meet market demand and support the 
Raymond Terrace town centre (subject to development consent).

Existing provisions of the LEP 2013 require detailed heritage assessment (clause 
5.10) and consideration of flood risks (clause 7.3) for certain development 
applications and these will continue to apply to the site and any future development 
applications. 

Regional Plans

The planning proposal is consistent with the vision and goals outlined in the Hunter 
Regional Plan 2036 and the Greater Newcastle Metropolitan Plan 2036. It will 
reinforce the role of Raymond Terrace as a strategic centre identified by those 
regional plans by encouraging commercial development and creating opportunities 
for local employment. Further technical information can be provided at the 
development application stage to respond to specific regional plan directions to 
provide resilience to natural hazards such as flooding. 

Draft Port Stephens Local Strategic Planning Statement

The draft Port Stephens Local Strategic Planning Statement (LSPS) was considered 
by Council on 11 February 2020 and endorsed for public exhibition. The planning 
proposal is consistent with the LSPS priorities to support the growth of employment 
areas and make business growth easier. Further technical information can be 
provided at development application stage in order to address the LSPS priority to 
plan for improved hazard resilience, including flooding.

Port Stephens Planning Strategy 2011

The Port Stephens Planning Strategy 2011 (PSPS) identifies Raymond Terrace as 
the regional centre for Port Stephens and seeks to enhance its commercial role. It 
acknowledges that flooding can be a relevant issue and provides that new 
development should be assessed on a case-by-case basis with regard to flooding. 
Proceeding with the planning proposal is consistent with the outcomes of the PSPS 
subject to flooding matters being addressed at development application stage.

Raymond Terrace and Heatherbrae Strategy 2015-2031

The planning proposal is consistent with the goals of the Raymond Terrace and 
Heatherbrae Strategy 2015-2031 to promote a competitive economy and to provide 
the opportunity for positive economic outcomes and job creation in Raymond 
Terrace.
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The planning proposal will implement the following directions and actions:

Promote catalyst sites for commercial development to underpin William Street as 
the main street of activity.
Facilitate the development of catalyst sites.
Explore the possibilities for activating catalyst sites.

Rezoning the site will complete actions in the Raymond Terrace and Heatherbrae 
Strategy and will enable Council to continue implementation of the Raymond Terrace 
Heatherbrae Strategy.

Port Stephens Development Control Plan 2014

Future development on the site will be subject to the provisions of the Port Stephens 
Development Control Plan 2014 (DCP 2014) including development controls for 
flooding, parking, heritage and commercial development.

Flood risk is a key consideration and the DCP 2014 provides that new buildings or 
structures within a high hazard floodway category are not supported unless 
accompanied by a flood report, which will be provided at development application 
stage. Although the DCP 2014 does not encourage development within a floodway, 
an application may be considered where it is demonstrated to have specific 
community benefits that do not relate to the provision of housing. In this instance the 
subject land is a catalyst site and the planning proposal seeks to enable development 
for commercial uses. 

SUSTAINABILITY IMPLICATIONS
Includes Social, Economic and Environmental Implications

The planning proposal seeks to deliver positive social and economic benefits for 
Raymond Terrace by facilitating the commercial development of a catalyst site and 
providing additional employment opportunities. A future commercial development 
may provide employment opportunities similar to the nearby Commonwealth 
Department of Defence administration centre at the corner of William Street and King 
Street and create the opportunity for positive flow-on effects to surrounding 
businesses. Economic benefits will also be generated from employment during the 
construction phase. 

There are no significant environmental implications in proceeding with the planning 
proposal. Any future development application will need to respond to flood risk and 
address the requirements of the LEP 2013 and the DCP 2014 including the 
submission of a flood report. There are a number of precedent commercial 
developments in the same flood risk category in the town centre that have managed 
to adequately address this risk.
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CONSULTATION

Internal

Internal consultation was undertaken with the Flooding and Drainage unit and Natural 
Resources unit.

The matters raised by the Flooding and Drainage unit can be addressed through 
additional detailed information at the development application stage.

The Natural Resources unit advise that no ecological information is required to 
support the planning proposal.

External

Consultation with the community and public authorities will be undertaken in 
accordance with any Gateway determination issued. 

It is anticipated that the planning proposal will be exhibited for 14 days, subject to a 
Gateway determination.

OPTIONS

1) Accept the recommendations.
2) Amend the recommendations.
3) Reject the recommendations.

ATTACHMENTS

1) Locality Plan.  
2) Strategic Planning Assessment Report.  
3) Planning Proposal.  
4) Maps.    

COUNCILLORS ROOM

Note: All relevant technical studies referenced in this report can be inspected upon 
request.

TABLED DOCUMENTS

Nil.
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