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Dear Mr Leavey

Re: Planning Proposal - Lot 165 DP 755253 Peats Ridge Road, Peats Ridge to enable
short term tourist accommodation

Council at its meeting of 6 December 2011 resolved:

A Council initiate the Local Environmental Plan 'Gateway' process pursuant to Section 55
Environmental Planning and Assessment Act by endorsing the preparation of a
Planning Proposal, as outlined in this report, for Lot 165 DP 755253 Peats Ridge Road
Peats Ridge to allow the use of the land for ‘cabins for short-term tourist related
accommodation’ and forward it to the Department of Planning and Infrastructure
requesting a 'Gateway' determination pursuant to Section 56(1) Environmental
Planning and Assessment Act and that Council staff prepare all necessary
documentation and process the matter according to the Department of Planning and
Infrastructure's directives and this report.

B After public exhibition of the Planning Proposal, should the Minister for Planning and
Infrastructure support it at the Gateway, if no submissions are received the Planning
Proposal is to be sent to the Department of Planning and Infrastructure in order to
make the plan.

C The applicant be advised of Council’s resolution.

Separate documents comprising the applicant's submission for a Planning Proposal plus the
Council report and resolution will be forwarded under separate cover. The Planning Proposal
(as outlined in the Council's report) is contained in Attachment A to this letter.

Council would request that the Planning Proposal be referred to the LEP Review Panel for
determination under the "Gateway Process".

Please contact Annie Medlicott on 4325 8244 for further information in relation to the above
matter.
Yours faithfully

A——

Annie Medlicott
Senior Landuse Planner
Integrated Planning



Attachment A: Planning Proposal Report

PLANNING PROPOSAL GOSFORD CITY COUNCIL - LOT 165 DP 755253 PEATS RIDGE
ROAD PEATS RIDGE

This Planning Proposal has been drafted in accordance with Section 55 of the Environmental
Planning and Assessment Act, 1979 and the Department of Planning and Infrastructure's A
Guide to Preparing Planning Proposals.

A gateway determination under Section 56 of the Environmental Planning and Assessment
Act is requested from the DoP&l.

Part 1 Objectives or Intended Outcomes
s.55(2)(a) A statement of the objectives or intended outcomes of the proposed instrument.

The objective/intended outcome of the Planning Proposal is to allow the construction of cabins
to allow overnight accommodation of golfers. It is proposed to erect 40 single storey cabins
each containing 2 separate suites (i.e. 80 individual suites in total) with carports. The
development will be built in stages, with Stage 1 having 18 cabins, Stages 2a and 2b with 17
and 5 respectively. Each cabin will contain two independent suites within the cabin length of
19 x 6 metres. Cabins are to be erected in several lineal tiers to ensure privacy between
cabins, with shared BBQ facilities and a pool. The cabins are of a contemporary "low key"
appearance and designed to be complementary to the architectural style of the approved club
house. Water and waste water is to be managed and contained on-site.

It is noted that the application proposes to erect up to 40 cabins, with each cabin containing
two suites, or 80 "keys" capable of being used as separate occupancies. The applicant asserts
that the water demand and waste water potential of this development is generally feasible, as
demonstrated in the serving investigation for the recently approved new club-house. Any
future Development Application will consider in detail on-site servicing in relation to and
potential adverse environmental effect.

Concerns are raised in relation to the applicant proposing to limit the occupation of the cabins
to golfers only. This would be problematic from a management and regulation perspective.
The cabins, if available for use by other tourists, would have wider benefits to the local
economy and tourist infrastructure. The area has a high degree of natural attractions and is
located on a major tourist route between Sydney and Hunter Valley; however there are very
limited accommodation opportunities for travellers/tourists. Golfers equally could be tourists
and the provision of accommodation would encourage increased length of stay and use of
other attractions (beaches, shops, other tourist infrastructure, etc).

It is noted that DoP&I generally requires that Standard Instrument (SI) definitions be used
where possible. Under the Sl definition, tourist and visitor accommodation means:

"a building or place that provides temporary or short-term accommodation on a
commercial basis, and includes a hotel or motel accommodation, serviced apartments,
bed and breakfast accommodation and backpackers' accommodation”.



Given the rural setting of the land, and the importance of natural resources in the area
(agricultural land, extractive resources, groundwater, environmental values) the use of this
generic definition is not appropriate.

Further, the definition of "serviced apartment" means:

"a building or part of a building providing self-contained tourist and visitor
accommodation that is regularly serviced or cleaned by the owner or manager of the
building or part of the building or the owner's or manager's agents".

The proponent has specifically excluded kitchenette/laundry facilities in the cabins, to allay
concerns that the cabins may be used for permanent occupancy in the future. Hence, they will
not be self-contained and would not be consistent with this definition.

DoP&l in the Standard Instrument (Local Environmental Plans) Order of February 2011
introduced a new definition into the Standard Instrument for "eco-tourist facility" which is
defined as:

"a building or place that:

(a) provides temporary or short-term accommodation to visitors on a commercial basis,
and

(b) is located in or adjacent to an area with special ecological or cultural features, and
(c) is sensitively designed and located so as to minimise bulk, scale and overall
physical footprint and any ecological or visual impact

It may include facilities that are used to provide information or education to visitors and to
exhibit or display items".

The Standard Instrument (Local Environmental Plans) Order of February 2011 provides a
number of criteria by which an application for this form of development would be considered.
The cabins are to be co-located with the golf course, rather than in the context of the "broader"
environment. It would not closely align with this definition and the requirements of the Order of
February 2011, particularly in relation to a "demonstrated connection between the
development and the ecological, environmental and cultural values of the site or area"
(5.13(3)(a)) and "the enhancement of an appreciation of the environmental and cultural values
of the site or area" (5.13(3)(c)).

It is also noted that Council has not previously considered "eco-tourist facilities" developments
and appropriate circumstances in which they could be contemplated. Using this definition for
this proposal could create an unfavourable precedent for other developments that may lack
overall planning merit, or otherwise be touted to circumvent landuse controls.

As such, it is considered that Council should pursue separate "enabling provisions". These
"enabling" provisions should explicitly relate to the provision of cabins, a form of development
more cognisant with a non-urban setting than hotels, serviced apartments, etc. If this is
unacceptable to DoP&l, then an "eco-tourist facility" could be further pursued.

From a landuse planning perspective, the erection of cabins for short-term tourist related
accommodation can be substantiated, as outlined further in this report.

Part 2 Explanation of Provisions

s.55(2)(b) An explanation of the provisions that are to be included in the proposed instrument.



The objectives/intended outcomes are to be achieved by amending the Clause 97A of Interim
Development Order No 122 and/or listing the land in Schedule 1 of dLEP 2009, depending on
its progression and DoP&l advice. The likely wording of the listing would be "cabins for short-
term tourist related accommodation”. The definition would delete any reference to the inclusion
of kitchens and/or laundries This would overcome future regulatory issues in relation to
occupancy of the cabins.

s.55(2)(d) If maps are to be adopted by the proposed instrument, such as maps for proposed
land use zones, heritage areas, flood prone land — a version of the maps containing sufficient
detail to indicate the substantive effect of the proposed instrument.

Diagram 1: Existing Zoning
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Diagram 2: Aerial Photo
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Part 3 Justification

s55(2)(c) The justification for those objectives, outcomes and provisions and the process for
their implementation (including whether the proposed instrument will comply with relevant
directions under section 117).

Section A Need for the Planning Proposal
1 Is the Planning Proposal a result of any strategic study or report?

There are no significant strategic studies or reports that would relate to the proposal. The
Central Coast Plateau Tourism Plan was prepared in October 2006 by consultants acting on
behalf of Central Coast Plateau Inc, with funding provided by the Department of State and
Regional Development, Council and Mangrove Mountain Memorial Club. This Study was more
aimed at analysing the existing tourist infrastructure on the plateau and identifying actions to
foster tourism, rather than informing any "on-the-ground" landuse planning changes. The
Study identifies that a strategic direction for tourist development in this area being cognisant of
the principle that development must be in harmony with the natural and cultural values and be
inclusive of the community needs. The rezoning would be consistent with this Plan in that it
would facilitate the provision of/enhancement to an existing facility for use by tourists.

It is noted that under the Central Coast Regional Strategy 2031 (CCRS) Action 5.12 requires a
review of planning to consider extractive resources, water supply values and tourism. Council
at its meeting held on 31 May 2011 requested of the State Government that this review be
expedited. Given the complexity of this review and competing interests, any review would be
expected to have a lengthy lead time. Also at its meeting held on 31 May 2011, Council
resolved to work with Central Coast Tourism (Inc) (CCTI) and Wyong Shire Council to develop
an Integrated Regional Tourism Strategy. This has not however progressed to a point where it
could provide any meaningful strategic directions for the establishment of tourist related
development. It has been communicated by CCTI to Council officers that there is limited
opportunity for overnight accommodation in the mountains area for tourists and visitors. As
such, it is considered that the subject proposal will benefit tourism infrastructure, the regional
economy, local employment with associated multiplier effects.

It is noted that Council is preparing an Open Space and Leisure Strategic Plan; however this is
only in the community consultation stage and has not advanced to a point where it could
inform determination of a planning proposal. The provision of cabins would however be
complementary to the use of the golf course.

2 Is the Planning Proposal the best means of achieving the objectives or intended
outcomes, or is there a better way?

Yes. The proposal by the applicant to limit the accommodation only to golfers, in practical
terms would be difficult to regulate. It would also deny the opportunity for the use of the
cabins by other tourists for short-term accommodation and not necessarily maximise
economic opportunities or synergies with other tourist activities. As such, it is considered
better to explicitly allow the use to provide certainty as to development outcomes. This would
also then allow the use of the cabins by other tourists (not directly related to the use of the golf
course), that would contribute to the range of tourism opportunities in the area and maximise
economic benefits. The Planning Proposal is considered the best means of achieving this
outcome.



3 Is there a net community benefit?

The net community benefit of the Planning Proposal is to be assessed based on answers to
the following questions:

Will the LEP be compatible with agreed State and Regional strategic directions for
development in the area? - Yes, the proposal is consistent with relevant SEPPs, S117
Directions and the CCRS. The proposal is satisfactory in terms of the Special Provisions of
SREP 8 in relation to the consideration of rezoning proposals.

Is the LEP located in a global/regional city, strategic centre or corridor nominated within the
Metropolitan Strategy or other regional/sub-regional strategy? No, however the proposal has
merit having regard to the Special Provisions of SREP 8 and its benefits to the economy and
tourist infrastructure in the locality.

Is the LEP likely to create a precedent or create or change the expectations of the landowner
or other landowners? No, the planning proposal relates to the unique use of this site as a golf
course under the deemed environmental planning instrument (EPI). Any other planning
proposal in the locality would need to be assessed in terms of the Special Provisions of SREP
8 that allow the assessment of each proposal on its own merits. As such, it is not considered
speculative nor to change expectations of other landowners. Speculative site specific
rezonings are not supported from a landuse planning perspective.

Have the cumulative effects of other spot rezoning proposals in the locality been considered?
What was the outcome of these considerations? There are no other spot rezonings in the
locality. From a landuse planning perspective, speculative spot rezonings that are not
supported by a strategy are not advocated. In this instance however, the proposal is
consistent with the Special Provisions of SREP 8. The rezoning offers significant benefits both
for the viability and attractiveness of use for existing golf course, synergies with other tourist
infrastructure and flow-on economic benefits.

Will the LEP generate permanent employment generating activity or result in a loss of
employment lands? The LEP will not result in the loss of employment lands. It will however
generate permanent employment to manage and service the cabins, plus any off-site servicing
business generated.

Will the LEP impact on the supply of residential land and therefore housing supply and
affordability? No, the LEP does not relate to residential land.

Is the existing public infrastructure (roads, rail, and utilities) capable of servicing the proposed
site? Is there good pedestrian and cycling access? Is public transport currently available or is
there infrastructure capacity to support future public transport? The site is not located in an
urban area, will not be connected to water and sewer services and is not well served by public
transport. The nature of the activity (i.e. golf and overnight accommodation) is not contingent
upon a high degree of public transport being available. Existing public infrastructure (road, etc)
is capable of servicing the development. An integrated water management plan will be
required to support the future development application.

Will the proposal result in changes to the car distances travelled by customers, employees and
suppliers? If so, what are the likely impacts in terms of green house gas emissions, operating
costs and road safety? The increase in green house gas emissions would be negligible given
that golfers would be already using the site and other visitors already travelling in the area.



The proposal will make provision for local jobs in an area where employment generating
landuses are few.

Are there significant Government investments in infrastructure, or services in the area whose
patronage will be affected by the proposal? If so what is the expected impact? There are no
significant government infrastructure investments that would be affected by the proposal.

Will the proposal impact on land that the Government has identified as needed to protect (eg
land with high biodiversity values) or have other environmental impacts? Is the land
constrained by environmental factors such as flooding? Prime agricultural land is a limited
resource, and is afforded protection in the locality through the provisions of SREP 8. The
proposal is satisfactory in terms of the Special Provisions clause of SREP 8 and as such the
planning proposal can be supported to complement and enhance the golf course.

Will the LEP be compatible/complementary with surrounding land uses? What is the impact on
amenity in the location and wider community? Will the public domain improve? The LEP is
satisfactory in terms of the Special Provisions clause of SREP 8 and as such is considered
compatible with the surrounding rural environment.

Will the proposal increase choice and competition by increasing the number of retail and
commercial premises operating in the area? No, the proposal does not relate to retail and
commercial development and the issue of competition is not relevant to the Planning Proposal.

If a stand alone proposal and not a centre, does the proposal have the potential to develop
into a centre in the future? The golf course is a stand alone development and does not relate
to the hierarchy or functioning of urban centres.

What are the public interest reasons for preparing the draft plan? What are the implications of
not proceeding at that time? The proposal is in the public interest as it will allow the provision
of low key, short-term accommodation for golfers and tourists. It is not incompatible with the
surrounding agricultural/rural area as it is satisfactory in terms of the Special Provisions of
SREP 8. It will also enhance local tourism and employment/business opportunities through
servicing.

Section B Relationship to strategic planning framework

4 Is the Planning Proposal consistent with the objectives and actions contained
within the applicable regional or sub-regional strategy (including exhibited draft
strategies)?

The CCRS 20062031 is applicable to the subject land and the proposed rezoning. The
Planning Proposal is not inconsistent with the CCRS and will enhance the viability and
encourage greater use of the golf course, with wider benefits to the tourism sector.

5 Is the Planning Proposal consistent with the local council’s Community Strategic
Plan, or other local strategic plan?

The Planning Proposal is consistent with the Community Strategic Plan — Continuing our
journey. The land is not used for agricultural production and is unlikely to be used for future
farming given the level of capital investment associated with the existing golf course. The
provision of cabins will add to the appeal of the course for visitors outside of the area which
would have multiplier effects in the economy, and synergies with existing and future tourist
activities.



6 Is the Planning Proposal consistent with applicable State Environmental
Planning Policies?

The following assessment is provided of the relationship of the planning proposal to relevant
State Environmental Planning Policies: SEPPs are only discussed where applicable. The
Planning Proposal is consistent with all other SEPPs or they are not applicable.

(i) SEPP - Sydney Regional Environmental Plan No 8 - Central Coast Plateau Areas
is a now a deemed SEPP and contains specific provisions in relation to draft
LEP/PP proposals. The planning proposal is consistent with the Special Provisions
of SREP 8 as discussed in detail further in this report. The land is not affected by
the provisions of SREP 9 (Amendment 2) - Extractive Industries, which is also a
deemed SEPP.

(i) Other SEPPs: No other SEPP has application to this planning proposal, although
any future development application on the land will be required to consider a
number of SEPPs, including SREP 20 - Hawkesbury Nepean River (No 2 - 1997)
which is now a deemed SEPP.

7 Is the Planning Proposal consistent with applicable Ministerial Directions (s.117
directions)?

The following assessment is provided of the consistency of the Planning Proposal with
relevant Section 117 Directions applying to planning proposals lodged after 1st September
2009. S117 Directions are only discussed where applicable. The Planning Proposal is
consistent, with all other S117s Directions or they are not applicable.

(i) Direction 1.2 Rural Zones: This direction requires that planning proposals must not
rezone land from a rural zone to a residential, business, industrial, village or tourist
zone or increase the permissible density unless any such inconsistency is justified
by a relevant strategy or study prepared to support such a proposal, is in
accordance with the relevant regional strategy or is of minor significance. In this
instance, the land is zoned for rural purposes, however has had enabling
provisions added to the deemed EPI for the land to allow a golf course since 1990.
The provision of cabins associated with golf course, and also to be used by other
overnight visitors/tourists, is considered to be of minor significance any
inconsistency with this direction is justified. Furthermore, amendment to the zoning
of the land to be proposed as RE2 - Private Recreation was supported under
DLEP 2009 (with DoP&l to be made) and the provision of cabins on this site would
be complementary to this zone.

(i) Direction 1.5 Rural Lands: This direction does not apply to the Gosford Local
Government Area.

(iii) Direction 3.4 Integrating Land Use and Transport: This objective of this direction is
to ensure that land uses are appropriately located in terms of improved
accessibility, increasing choice of available transport, reducing travel demand,
supporting public transport and providing for the efficient movement of freight.
Given that the users of the golf course in this rural area would already primarily
expect to arrive to the site by private transport (car or coach), the provision of
ancillary cabins would not in itself result in a lack of integration of land use and
transport.



(iv)

(vi)

(iif)

Section C

Direction 4.4 Planning for Bushfire Protection: This direction applies where a
planning proposal will affect, or is in proximity to, land mapped as bushfire prone
land. It applies to this proposal as a small part of the site is mapped as Category 1
and the periphery as a buffer. This Direction requires that Council consult with the
Commissioner of the NSW Rural Fire Service following receipt of a gateway
determination, and also requires certain design considerations are considered, that
would be assessed as part of a future development application. Consultation with
RFS will occur if required by DoP&l as part of the gateway determination.

Direction 5.1 Implementation of Regional Strategies: Clause (4) of the Direction
requires Planning Proposals to be consistent with a Regional Strategy released by
the Minister for Planning and Infrastructure. The proposal would not be considered
to be inconsistent with the Central Coast Regional Strategy (CCRS). The site is
shown on the CCRS as state park/regional, presumably on the basis of the
existing golf course.

Direction 6.1 — Approval and Referral Requirements: Clause (4) of the Direction
requires a Planning Proposal to minimise the inclusion of concurrence/consultation
provisions and not identify development as designated development. The Planning
Proposal is consistent with this direction as no such inclusions, or designation is
proposed.

Direction 6.3 — Site Specific Provisions: The objective of this Direction is to
discourage unnecessarily restrictive site specific planning controls. If a planning
proposal is to amend an environmental planning instrument to allow a particular
development, the use should be allowed by allowing it as a permitted use within
the current zoning of the land, or changing the zoning of the land to a zone where
the use is already permitted, or alternatively allowing the use on the relevant land
without imposing additional development standards or requirements to those
already contained in the principal environmental planning instrument being
amended. It also requires that a planning proposal must not contain or refer to
drawings that show details of the development proposal.

Allowing tourist and visitor accommodation on an ad-hoc basis, with no strategic
basis, by listing it as a permitted landuse in either the Rural 1(a) or RU1 is
inappropriate and contrary to SREP 8 given potential landuse conflicts between
this use and protecting agricultural and resource lands. Zoning the site itself to a
zone where tourist and visitor accommodation would be permitted (i.e. 7(c3) or the
proposed E4 zone) is also not appropriate and there is no strategic basis for such,
as there are a range of other uses permissible within this zone that would
incompatible with the rural setting of the site, and it location in a wider area
identified as rural and resource lands under CCRS and within SREP 8's boundary.
The 7(c3) or E4 zone could also set an undesirable precedent for other planning
proposals that cumulatively could undermine the protection of agricultural land,
resource lands and other rural activities. There are mechanisms within the existing
IDO or dLEP 20089 to enable site specific planning provisions, which is considered
the most appropriate planning mechanism to facilitate the proposal, as no
Standard Instrument LEP development definitions are suitable for this proposed
use.

Environmental, social and economic impact



8 Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of
the proposal?

No. An ecologically endangered vegetation community has been mapped immediately in front
of the property, however this is not located within the site boundaries and as such the planning
proposal should not impact on this community.

9 Are there any other likely environmental effects as a result of the Planning
Proposal and how are they proposed to be managed?

No. There are no objections raised to the proposal by Council's Environmental Officer.

The main environmental issue to consider is the suitability of the site for on-site effluent
disposal and the ability of the on-site sewer system or works to operate over the long term
without causing significant adverse effects to the adjoining National Park land or local
groundwater system. Details of the on-site system and its management would need to be
provided to support the development application. It is noted the number of cabins could to
some extent be limited to that which can be serviced to the satisfaction of Council or the
relevant authority and within environmental limits.

10 How has the Planning Proposal adequately addressed any social and economic
effects?

The Planning Proposal will not have any adverse social or economic effects. It will add to the
attractiveness of the golf course for visitors and would be expected to have beneficial flow-on
effects for tourism and the economy. It will help to contribute to the overall viability of the golf
course and recently approved clubhouse.

Section D State and Commonwealth interests

1 Is there adequate public infrastructure for the Planning Proposal?

The site is not located in an urban area and all services will have to be provided on-site. No
public infrastructure will require upgrading to serve the development.

12 What are the views of State and Commonwealth Public Authorities consulted in
accordance with the gateway determination, and have they resulted in any
variations to the Planning Proposal?

No consultations have yet been undertaken with State and Commonwealth agencies, as the
Gateway determination has not yet been issued.

Part 4 Community Consultation that is to be undertaken

S55(2)(e) Details of the community consultation that is to be undertaken before consideration
is given to the making of the proposed instrument.

Subject to Gateway support, community consultation will be undertaken in accordance with
Gateway’s requirements and Council's procedures to ensure the community is informed about
the Planning Proposal.

Other Matters for Consideration



SREP 8 - Central Coast Plateau Areas

The site is within the boundary of SREP 8 - Central Coast Plateau Areas, which is now a
deemed State Environmental Planning Policy. SREP 8 (12) sets out criteria for consideration
of draft LEP applications/planning proposals as outlined in italics below. Any proposal is to
have regard to and be consistent with these objectives as discussed below.

(@)

(b)

(c)

(d)

(e)

not impact upon the current or future use of adjoining land for existing or future
agricultural uses

Comment: land to the immediate north and south of the site is not being used for
intensive agricultural production and is not receiving a rural rate rebate. This being the
case, it is not expected that the development would impact on the existing or future use
of adjoining land for agricultural uses. It is not envisaged that the situation would alter
from the current operation of the golf course and club house.

not result in an increased settlement pattern (by way of urban development, rural
residential development, residential accommodation of a permanent or semi-
permanent nature, community titles subdivisions or any other features that would
facilitate increased settlement)

Comment: The cabins are to be only used on a short-term basis and this will be
embedded in the LEP with the wording of the use such as "the erection of cabins for
short-term tourist related accommodation®. This will allow the cabins to be used by
golfers and tourists alike. Clause 4.2A of dLEP 2009 contains provisions that
community and/or strata title subdivisions are not permitted below the mapped
minimum lot size (in this case, 20 hectares) and as such the proposal is consistent with
this provision.

have a significant positive economic contribution to the area and result in employment
generation

Comment: The operation of the cabins would increase the use and viability of the golf
course and encourage overnight stays by golfers and tourists. This would make a
positive economic and tourist contribution and result in employment generation.

not result in any adverse environmental effect on or off the site,

Comment: Provided that on-site water management is undertaken in an appropriate
manner, it is not envisaged that there would be any adverse environmental effects on
or off the site. The cabins will not necessitate the removal of significant vegetation.

be consistent with the strategic direction for water quality standards and river flow
objectives developed through the State Government’s water reform process
Comment: These strategic directions require that new developments do not increase
nutrients or water flows leaving a site and are essentially encapsulated in SREP 20 (No
2). Future development would need to be supported by a comprehensive Integrated
Water Management Plan; however it is not considered that there would be any physical
impediments to being able to satisfy these objectives. If required, the scale of
development/number of units could be limited to that which is sustainable from a water
quality and quantity perspective.

be consistent with rural amenity (including rural industries) and not detract significantly
from scenic quality,



Comment: The cabins are proposed to be single storey, contemporary, light weight
design and will be screened from the road. They will be consistent with a rural amenity
and not detract from scenic quality.

(9) not encourage urban (residential, commercial or industrial) land uses
Comment: The use is not of such a scale as to be considered urban development.

(h) not require augmentation of the existing public infrastructure (except public
infrastructure that is satisfactory to the council concerned and is provided without cost
to public authorities)

Comment: It is not proposed to connect the site to water and sewer services.

(i) result in building works being directed to lesser class soils.
Comment: Building works will be located on Class 4 soils under SREP 8. Although this
is still classified as prime agricultural land for the purposes of SREP 8, this is a low
class of agricultural land.

Traffic Considerations

The site is located at the intersection of George Downs Drive and Peats Ridge Road; with its
current access point is gated entry onto Peats Ridge Road near the southern property
boundary. Peats Ridge Road and George Downs Drive are a high (90kim/hour) speed
environment which also carries a significant volume of truck movements. They are identified
as being regional roads (50% funded by RTA / 50% funded by Council). It may not be
desirable to allow right hand turns out of the site to travel in a southerly direction due to the
speed and traffic environment. Alternative access may be appropriate onto George Downs
Drive.

It is noted that the cabins are primarily intended for golfers that would already be visiting the
site and the planning proposal in itself does not therefore result in a significant increase in
traffic generation. If required, a Traffic Impact Assessment could be lodged to support the
future Development Application or alternatively required as part of the Gateway determination
process.

Water Catchment Considerations

The site is outside of the boundary of Mooney Dam Catchment. It does however drain to the
west directly to Popran National Park. It is envisaged that a detailed on-site Integrated Water
(including waste) Water Management Plan will be required to support any future development.

SUMMARY

The subject land is proposed to be zoned RE2 Private Recreation in dLEP 2009 (which is with
DoP&l to be made) to recognise the existing golf course.

The provision of cabins for users of the golf course is supported. The use of the cabins for
other short-term tourist related accommodation is recommended as it offers benefits to the
tourist industry in an area where there is very little tourist accommodation, however significant
natural assets exist that are attractive to tourists. It will have positive economic effects and
value-add to tourist infrastructure. A detailed on-site Integrated Water Management Plan that
integrates water management use of all on-site activities (i.e. golf course, cabins, and
clubhouse) will be required to support future development to demonstrate that effects can be



managed in an environmentally sustainable manner. A Traffic Impact Assessment may also
be required to support the future development application.

From a landuse planning perspective, the proposal can be supported as it is consistent with
the Special Provisions of SREP 8 that allow merits assessment of planning proposals and
offers benefits to the local area in terms of economic affects, tourism and local employment
generation. Environmental impacts can be managed on site, which would be detailed in an
Integrated Water Management Plan (including on-site servicing for the cabins) to support any
further development application. This could also determine the number of cabins that can be
sustainably accommodated on the land from an on-site servicing perspective.



