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EXECUTIVE SUMMARY 

Crighton Properties Pty Ltd commissioned Environmental Resources Management 

Australia Pty Ltd to prepare a Local Environmental Study (LES) in accordance with 

Section 57 of the Environmental Planning and Assessment Act 1979.  It is proposed 

to prepare a draft Local Environmental Plan pertaining to Lot 2 DP 1111382, Lots 8 

& 9 DP 876102, Lot 202 DP 831864, Lot 4 DP 37914 and Lot 1 DP 381971 to 

facilitate the development of a hi – tech home business estate to cater for the growing 

trend towards small business development within New South Wales. 

The concept of a hi –tech home business estate has been developed by academic staff at 

the Universities of Sydney and Newcastle and aims to attract small businesses to 

establish and relocate to the Central Coast, allowing principals and staff to work from 

residences with supporting business facilities available on site.  In order to allow for 

the establishment of such a development, a rezoning is required to put in place some 

certainty regarding the outcomes for the site.  The home employment community will 

have areas for open space, community facilities and a home business support hub. 

A number of key documents strongly support the goals which a hi – tech home 

business estate would achieve, particularly in relation to the attainment of stated 

economic, social and ecological goals.  These include: 

 consistency with the aims and objectives of State Environmental Planning Policy 

71 - Coastal Protection; 

 contribution towards the attainment of employment and housing stock numbers as 

outlined within the Central Coast Regional Strategy; 

 promotion of key economic attributes contained within the Central Coast Regional 

Strategy; 

 consistency with all measures of sustainability criteria as contained within the 

Central Coast Regional Strategy; and 

 comprehensively addressing key focus areas as outlined within the Gosford Vision 

2025.  

The ability of the proposal to act as a key driver facilitating economic growth at the 

local and regional levels is a key supporting element.  This level of economic growth is 

able to be initiated and sustained whilst placing minimal demand on existing 

engineering and social infrastructure. 
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The capacity of the site to be developed was the subject of rigorous assessments looking 

at key issues such as ecology, riparian land, Aboriginal cultural heritage, traffic 

impacts, water cycle management, bushfire risks, potential sources of contamination, 

geotechnical constraints and visual impacts.  As a result of undertaking these 

assessments, a constraints and opportunities analysis was prepared to identify those 

areas of the site which are relatively unconstrained, those that could be developed with 

appropriate management measures being implemented, and areas which are 

inappropriate for development.  A concept plan was then formulated which provides 

an indicative subdivision layout.  The following measures are also recommended as a 

result of the constraints and opportunities analysis: 

 dedication of an area of 27.28 hectares to Council’s Coastal Open Space System; 

 development and implementation of a detailed Ecological Site Management Plan; 

 development and implementation of a Vegetation Management Plan; 

 development and implementation of a comprehensive Water Cycle Management 

Plan; and 

 retention of key vegetation to minimise erosion of the quality of the visual 

landscape. 

In order to ensure that the economic, ecological and social outcomes assessed as 

resulting from the development(a hi – tech home business estate) are achieved, a multi 

layered approach is recommended.  This comprises new planning controls, a 

Community Title Management Statement (under the Community Land Development 

Act, 1989), a Voluntary Planning Agreement and Development Control Plan (DCP).  

The new planning controls will provide the primary means to allow for development 

to be undertaken, the Community Title Management Statement assigns 

responsibilities for the estate’s residents, the Voluntary Planning Agreement provides 

commitmenst to specified outcomes upon the site, with the Development Control Plan 

setting out detailed guidelines for development of each element of the proposal. 

The concept of a hi – tech home business estate has substantial merit.  It has the 

capacity to provide substantial economic benefits to the local economy, provide 

employment and act as a model for replication in other areas.  With the 

implementation of appropriate management measures, the site has the capacity to 

accommodate the proposed development.  Given the benefits which will accrue it is 

recommended that this LES be publicly exhibited. 
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1 INTRODUCTION 

1.1 INTRODUCTION 

Crighton Properties Pty Ltd (Crighton Properties) has com m issioned 

Environm ental Resources Managem ent Australia Pty Ltd (ERM) to prepare a 

local environm ental study (LES) in accordance with Section 57 of the 

Environmental Planning and Assessment Act 1979 (EP&A Act 1979) for the 

rezoning of Lot 2 DP 1111382, Lots 8 & 9 DP 876102, Lot 202 DP 831864, Lot 4 

DP 37914 and Lot 1 DP 381971 (referred to as the site) from  the current 

Environm ental 7(a) Conservation and Scenic Protection (Conservation) and 

7(C2) Conservation And Scenic Protection (Scenic Protection - Rural Sm all 

Holdings) zones under Gosford Interim  Developm ent Order No 122 to R2 

Low Density Residential, RE1 Public Recreation, E2 Environm ental 

Conservation and RE2 Private Recreation under draft Gosford Local 

Environm ental Plan 2009 (draft GLEP 2009). 

The following addition to Clause 5.4(2) of draft GLEP 2009 is also proposed by 

inserting the words:  

"...unless the business is located upon Lot 202 DP 831864, Lots 8 and 9 DP87601, Lot 
2 DP 1111392, Lot 4 DP 37914 and Lot 1 DP 381971 located at Kings Avenue, 
Terrigal, in which case the business must not use more than 60 square metres of floor 
area”. 
  

Figure 1.1 illustrates the location of the site while Figure 1.2 contains an aerial 

photograph of the site and its surrounds. 

1.2 BACKGROUND 

Specifications for the preparation of a Local Environm ental Study pursuant to 

Section 57 of the Environmental Planning and Assessment Act 1979 were 

provided to Crighton Properties by Gosford City Council on 4 October 2007.  

At that tim e, Interim  Developm ent Order No. 122 and Gosford Planning 

Schem e Ordinance were (and currently rem ain) the prevailing environm ental 

planning instrum ents governing land use on the site. 

In October 2008 a draft LES was lodged with Council in respect of the 
proposed rezoning of the site to allow low density residential and 
environm ental conservation uses.  The draft LES was based on a Concept Plan 
to develop approxim ately 145 hom e based office residences connected by high 
speed optic fibre com m unication technology and the dedication of 
approxim ately 18 hectares of land to Council under Council’s Coastal Open 
Space System  (COSS). 
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Council undertook an initial assessm ent of the draft LES and provided 

com m ents in a letter dated 19 February 2009.  At its m eeting of 4 May 2010 

Council resolved that the LES be adopted and that the rezoning application be 

supported for further processing.  

At the Section 62 Consultation stage, the NSW  Departm ent of Environm ent, 
Clim ate Change and W ater (DECCW ) expressed concern regarding several 
aspects of the proposal, including that it does not achieve the “im prove or 
m aintain existing biodiversity” benchm ark, developm ent in the vicinity of a 
rainforest and potential fragm entation of m anagem ent of a riparian zone.  
Additional m easures have been taken to address the issues raised by DECCW  
as explained in section 1.3.1 of this LES. 
 
Figure 1.3A  shows the current zoning of the site under Gosford Planning 

Schem e Ordinance and IDO No 122, Figure 1. 3B shows the proposed zoning 

of the site under draft GLEP 2009 as it has been publicly exhibited while Figure 

1.4 shows the zoning under the proposed am endm ents to draft GLEP 2009.   

1.2.1 Gateway Process 

In July 2009, the NSW  Governm ent changed the way that local environm ental 

plans (LEPs) are developed and approved.  This system  is known as the 

'gateway' plan-m aking process.  Draft LEP am endm ents begun prior to 1 July 

2009 were required to be com pleted within 12 or 18 m onths of 1 July 2009, 

depending on whether a Section 65 Certificate had already been issued.  The 

gateway system  has the following steps:  

 Planning proposal —  preparation of a planning proposal identifying the 

effect of and justification for the plan; 

 Gateway —  the Minister (or delegate) determ ines whether the planning 

proposal is to proceed.  This gateway acts as a checkpoint to ensure that the 

proposal is justified before further studies are undertaken and resources 

are allocated to the preparation of a plan.  A com m unity consultation 

process is also determ ined at this tim e.  Consultations occur with relevant 

public authorities and, if necessary, the proposal is varied; 

 Com m unity consultation —  the proposal is publicly exhibited (generally 

low im pact proposals for 14 days, others for 28 days).  A person m aking a 

subm ission m ay also request a public hearing be held; and 

 Assessm ent—  the relevant planning authority considers public 

subm issions and the proposal is varied as necessary.  Parliam entary 

Counsel then prepares a draft local environm ental plan for the Minister’s 

(or delegates) approval.   

As the am ending LEP for Parkside @ Terrigal was unlikely to be gazetted by 1 

January 2011, Council form ally resolved on 14 Decem ber 2010 to seek to have 

the am ending LEP becom e subject to the gateway process. 
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1.2.2 Draft Gosford Local Environmental Plan 2009 

On 6 May 2008, Council considered the adoption of the Draft Gosford Local 
Environm ental Plan 2009 (draft GLEP 2009) which is proposed to becom e the 
prim ary environm ental planning instrum ent within the Gosford local 
governm ent area (LGA).  Draft GLEP is being prepared in accordance with the 
Standard Instrument (Local Environmental Plan) Amendment Order 2007.  In May 
2008 Council resolved as follows: 
 

A.  Council prepare all the statutory documentation and forward the Gosford 

DLEP 2009 to the Department of Planning pursuant to Section 64 of the 

Environmental Planning and Assessment Act 1979 and request that a 

certificate pursuant to Section 65 be issued to allow public consultation. 

B. Council also forward a copy of draft Gosford Community Strategic Plan 2031 

which provides the directions for Gosford DLEP 2009 and relevant 

supporting documentation. 

C. Council take no further action in relation to those DLEP 2009 applications 

outlined in Attachment B and notify the applicants of Council’s decision 

(these were identified in Tables A, B and C of Council’s resolution of 11th 

August 2005 to be considered in the preparation of the Citywide 

comprehensive DLEP). 

D. Council incorporate those DLEP applications outlined in Attachment C into 

the Gosford DLEP 2009 in the manner outlined and notify the applicants of 

Council’s decision. 

E. Council endorse the draft Gosford Community Strategic Plan 2031 for public 

exhibition with Gosford DLEP 2009. 

F. Upon commencement of public exhibition Council write to likely affected 

7(c2) zoned land owners to bring to their attention to the fact that despite 

Council’s decision to request the Minister for Planning to do so the Council 

cannot guarantee that the current ‘bonus lots provisions’ will continue to be 

available upon gazettal of the new LEP, hence they may wish to consider 

whether there is scope for them to utilize these provisions now. 

G. Council write to applicants with current DLEPs before Council and advise 

them of Council’s decision. 

H. Council rezone those sites in Attachment D which are not going into a 

comparable zone and write to owners and advise of Council’s decision. 

I. Council rezone those sites outlined in Attachment E which are not going into 

a comparable zone and write to agencies and advise of Council’s decision. 

J. The Director – Environment and Planning arrange for Councillor workshops 

at appropriate stages of the Gosford LEP 2009 progress. 
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The site is currently split into two zones under the provisions of draft 

GLEP 2009.  These are E3 “Environm ental Managem ent” and E2 

“Environm ental Conservation” under the provisions of this plan.  Figure 

1.3B  shows the proposed zones for the site under draft GLEP 2009. 

Draft GLEP 2009 has been exhibited and attracted approxim ately 1500 

subm issions.  It is understood that draft GLEP is not expected to be finalised 

until m id 2011.  

Additionally, there have been substantial changes to the legislative fram ework 

applying to the strategic direction of the Central Coast area, including 

am endm ents to the EP&A Act 1979 and the com m encem ent of the Central 

Coast Regional Strategy.   

This LES has been updated to be consistent with a planning proposal 

prepared by Crighton Properties to rezone the site which was supported by 

Gosford City Council at its m eeting on 14 Decem ber 2010 and which has been 

forwarded to DoP for a gateway determ ination.  In particular, the following 

should be noted:  

 The Local Environm ental Study will continue to cover the study area as 

defined within the specifications; 

 On the advice of Council, the Local Environm ental Study has been 

prepared reflecting the future planning fram ework nam ely draft GLEP 

2009; 

 The Local Environm ental Study has been prepared to reflect the 

requirem ents of the Central Coast Regional Strategy; and 

 An assessm ent of the proposed rezoning to reflect proposed am endm ents 

to draft GLEP 2009, taking into account all accom panying strategic 

docum ents has been undertaken and incorporated into the LES. 

This approach is consistent with Councils resolution and the planning circular 

(OS 07-020) issued by the Departm ent of Planning on 19 Decem ber 2007 which 

requires that all draft LEP’s issued to the Departm ent of Planning  be in 

accordance with the 2008 version of the Standard Instrument (Local 

Environm ental Plan) Am endm ent Order 2007.  Draft GLEP 2009 is being 

developed in accordance with this Order. 

1.3 THE PROPOSAL 

The proposal is to effect a rezoning of the site so that a “hi tech” hom e 

business estate can be developed which will create a significant num ber of 

jobs within a high quality, low environm ental im pact developm ent.  The 

unique concept of a hom e based business estate has been developed in 

partnership by Crighton Properties and the Universities of Sydney and 

Newcastle.  The project has the potential to attract a total of over 200 jobs into 
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the Gosford local governm ent area (LGA).  Developm ent is proposed to be 

undertaken as a staged com m unity title subdivision under the provisions of 

the Com m unity Land Developm ent Act 1989. 

The intent is to attract sm all business to establish and relocate to the Central 

Coast, allowing principals and staff to work from  residences with supporting 

business facilities available on site.  This distinctive concept was developed 

with Professor Ed Blakely and Dr Tony Gilm ore of the University of Sydney.  

Crighton Properties will provide funding to facilitate the m onitoring of the 

success of the project in attracting jobs to the region.  Research will be 

conducted by the University of Sydney, based on the results of the m onitoring 

undertaken. A high quality com m unity title estate is proposed to be 

developed which avoids m any of the ongoing m aintenance costs generally 

borne by Council, whilst ensuring developm ent will be com patible with 

existing residential and conservation land uses.  All internal roads will be 

dedicated as public roads (the proposed developm ent is not to be a gated 

com m unity). 

In essence, the rezoning will facilitate the developm ent of approxim ately 145 

hom e based business residences connected by high speed optic fibre 

com m unication technology.  These residences will be supported by a 

dedicated on site ‘business support hub’ consisting of m eeting room s, 

conference facilities, clerical support, child m inding facilities and other 

business support related services, som e of which will be available for use by 

the general public.  Additional com m unity facilities such as the tennis courts 

and playground will be open to the general public. 

Developm ent under the Com m unity Land Developm ent Act 1989 will ensure 

that no house will be built that does not include a hom e business with a floor 

area between 30 and 60 square m etres with a separate access and additional 

off street parking. 

Included in the package of environm ental benefits proposed for the site are: 

 water recycling system  which will m inim ise the dem and for potable water 

by up to 50% as well as m inim izing the discharge of effluent to sewer; 

 dedication of a significant parcel of land to Council under Councils Coastal 

Open Space System  (COSS).  This land com prises approxim ately 27.28 

hectares and will provide a link which will allow the residents of Avoca 

Beach to access Kincum ber Mountain Reserve via Picketts Valley Road; 

 prior to dedication of the land, Crighton Properties will undertake 

rehabilitation works on areas of degraded bushland; and 

 a weed rem oval and riparian bushland regeneration plan of works has 

been prepared which aim s to restore the ecological integrity of the 

creek/drainage lines which exist on site and integrate these into the 

proposed developm ent. 
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Specifically, it is proposed to rezone the site from  the current Environm ental 

7(a) Conservation and Scenic Protection (Conservation) and 7(C2) 

Conservation And Scenic Protection (Scenic Protection - Rural Sm all 

Holdings) zones under Gosford Interim  Developm ent Order No 122 to R2 

Low Density Residential, RE1 Public Recreation, E2 Environm ental 

Conservation and RE2 Private Recreation under draft Gosford Local 

Environm ental Plan 2009 (draft GLEP 2009). 

Sensitive environm ental areas across the site which are to be dedicated to the 

Coastal Open Space System  are to be rezoned to RE1 “Public Recreation”. 

Sensitive environm ental areas across the site which are to rem ain in private 

ownership are to be rezoned to RE2 “Private Recreation” - this includes the 

drainage corridors.  The vegetated area in the north west of the site m apped as 

rainforest is to be rezoned to E2 Environm ent Conservation and the residual 

area of land is to be zoned R2 “Low Density Residential”. 

The following addition to Clause 5.4(2) of draft GLEP 2009 is also proposed by 

inserting the words:  

"...unless the business is located upon Lot 202 DP 831864, Lots 8 and 9 DP87601, Lot 
2 DP 1111392, Lot 4 DP 37914 and Lot 1 DP 381971 located at Kings Avenue, 
Terrigal, in which case the business must not use more than60 square metres of floor 
area”. 
 

Figure 1.3A  shows the current zoning of the site under Gosford Planning 

Schem e Ordinance and IDO No 122, Figure 1. 3B shows the proposed zoning 

of the site under draft GLEP 2009 as it has been publicly exhibited while Figure 

1.4 shows the zoning under the proposed am endm ents to draft GLEP 2009.   

1.3.1 Amendments 

The footprint of the Concept Plan has been am ended to overcom e previous 

concerns raised by DECCW .  The am ended Concept Plan is shown at Figure 

5.2.  The Concept Plan includes the following changes: 

 The redesign of the perim eter road from  the m ain entrance to exclude it 

from  the core riparian and buffer zones in the west; 

 The rem oval of all proposed developm ent to the south and southwest of 

the perim eter road; 

 The rem oval of all residential lots along the far western boundary of the 

site. It should be noted however that it is still proposed to locate the 

com m unity facilities to the north, beyond the rainforest buffer;  

 Ensuring a fifty m etre buffer area around the designated Rainforest 

vegetation along the western riparian corridor; 
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 Reducing the loss of on-site vegetation from  10.4 hectares to 7.6 hectares; 

and 

 Increasing the proposed dedication of land to Council (under COSS) from  

18 hectares to 27.28 hectares (subject to Council’s willingness to accept this 

additional dedication). 

To m aintain the developm ent yield of the site which is critical to the feasibility 

of the project, it is proposed to offset the loss of proposed urban areas in two 

locations: 

1. By substituting the central park area on the ridge (originally proposed 

to be retained as a park) for urban developm ent.  This area was 

identified by DECCW  as having lower biodiversity value than other 

areas on site which were previously proposed for developm ent. 

2. By extending the developm ent envelope in the far east of the site into 

predom inately cleared land which is zoned Environm ent 7(a). 

Conservation and Scenic Protection (Conservation).   

It is now proposed to develop only 17.38 hectares or 32% of the 53.53 hectare 

Parkside @ Terrigal site.  The rem ainder of the site will either be dedicated to 

Council or held under a private conservation zone.  Further, the Com m unity 

Association will be charged with the ongoing rehabilitation and m anagem ent 

of all the conservation areas.  As a result of the re-configuration of proposed 

urban areas, the ratio of vegetation offset to be provided on site has been 

increased from  2.7:1 to 4.3:1.  

1.4 SUPPORTING SMALL BUSINESS 

There is a growing trend towards hom e based businesses in Australia.  

According to research released by the Australia Bureau of Statistics (ABS) and 

sum m arised in the Sydney Morning Herald (29 April 2005): 

More than half of the nations 1.3 million small businesses comprise just one person, 

and the ranks of those working from home are swelling.  The bureau’s latest figures 

show the proportion of small business based in the home rose from 58.3 per cent in 

1997 to 67.5 per cent last June.  About 70 per cent of the home-based business 

operators were men.  The typical business is a middle aged man working 35 – 50 hours 

a week from home.  The proportion of people working part- time in a home based 

business was higher than in other small businesses.  But about 30 per cent of small 

business operators worked more than 50 hours a week, and about 5 per cent work more 

than 75 hours. 

The growth in the sm all business sector is largely being driven by hom e based 

business activity.  The NSW  Departm ent of State and Regional Developm ent 

estim ates that there are m ore than 282 000 hom e based businesses operating 

within New South W ales, representing 63% of the overall total of sm all 

businesses currently operating within the state (Departm ent of State and 
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Regional Developm ent 2006).  W hilst providing a substantial contribution to 

the econom y of New South W ales, hom e business operators are facing 

increasing challenges in establishing and m aintaining a successful business 

enterprise.  

Given this, an environm ent needs to be created which allows sm all and hom e 

based business to flourish and continue to contribute positively to the 

econom y.   

A num ber of initiatives have been put in place at all levels of governm ent 

aim ing to encourage sm all business developm ent.  The Com m onwealth 

Governm ent has form ed “AusIndustry” which delivers approxim ately $2 

billion in benefits each year to sm all and large businesses, one of which is the 

Regulation Reduction Incentive Fund.  This provides funds to Local 

Governm ents to assist in sim plifying hom e business developm ent approval 

processes and planning controls, as well as providing readily accessible 

inform ation pertaining to these processes. 

The New South W ales Departm ent of State and Regional Developm ent 

provides incentives and program s aim ed at encouraging the developm ent of 

sm all business.  One exam ple is the Innovative Technology Network which 

prom otes business efficiency and com petitiveness through the uptake of new 

technologies and innovative practices.  Due to the relative geographical scatter 

of hom e – based businesses throughout the urban landscape, this networking 

requires often inaccessible fast, reliable inform ation technology, or requires 

business m anagers to travel to access business support facilities.  Given this, 

an opportunity has been identified to create a hi – tech business cluster, in 

term s of both geographical proxim ity and technological connectivity on the 

Central Coast of New South W ales.  Such a concept has the capacity to 

provide for increased efficiency and confidence in sm all business operation. 

1.5 SCOPE OF LES 

Pursuant to Section 57 of the Environmental Planning and Assessment Act 1979, a 

final set of specifications for the preparation of the Local Environm ental Study 

(LES) were issued and are reproduced in full in Annex A.  This specification 

provides the basis for the preparation of this LES.  The following specialist 

reports have been referred to in com piling this LES: 

 Parkside@Terrigal Employment and Economic Impact Assessment.  Prepared by 

Professor Scott Holm es and Parsons Brinkerhoff (2005); 

 Parkside@Terrigal “Live… ..W ork… … Play” Masterplan Discussion Paper 

prepared by Andrews Neil (2004); 

 Creating a W ired Business Community on the Central Coast. Prepared by 

Professor Tony Gilm our – University of Sydney (2005); 
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 Ecological Site Assessment for Local Environmental Study – “Parkside”, Kings 

Avenue Terrigal   Prepared by Conacher Environm ental Group (May 2010); 

 Assessment of Revised Layout of Proposed Parkside Development.   Prepared by 

Cum berland Ecology (Septem ber 2010); 

 Urban Capability Assessment with Respect to Slope Risk – Proposed Subdivision 

at Kings Avenue, Terrigal Prepared by Coffey Geotechnics (February 2008); 

 Parkside at Terrigal – Phase 1 Environmental Site Assessment Prepared by 

Environm ental Resources Managem ent Australia (July 2008); 

 Proposed Residential Development, Kings Avenue, Terrigal NSW  – Traffic Impact 

Assessment. Prepared by Mark W augh Pty Ltd (2008); 

 Archaeological Survey for Proposed Rezoning, Kings Road, Terrigal, NSW .  

Prepared by Reg Silcox Consulting Archaeologist (1996); 

 Parkside@Terrigal Aboriginal Heritage Assessment. Prepared by 

Environm ental Resources Managem ent Australia (2010); 

 Parkside@Terrigal Draft Visual Analysis and Impact Assessment.  Prepared by 

Andrews Neil Architects Planners Landscape + Environm ent (2010); 

 Bushfire Protection Assessment for the Proposed Rezoning and Residential 

Subdivision, Kings Avenue, Terrigal.  Prepared by Conacher Travers (2010); 

 Kings Avenue Terrigal W ater Cycle Plan.  Prepared by Cardno (NSW ) Pty Ltd 

(2007); 

 Parkside@Terrigal Rezoning Submission.  Prepared by Andrews Neil 

Architects Planners Landscape + Environm ent (2005); 

 Parkside@Terrigal Rezoning Report, Kings Avenue Terrigal.  Prepared by 

Andrews Neil Architects Planners Landscape + Environm ent (2005);  

 Parkside@Terrigal Statement of Social Impacts.  Prepared by Duo Consulting 

(2010); 

 Preliminary Stormwater Assessment for Proposed Community Title Residential 

Development at Kings Avenue, Terrigal. Prepared by Cahill and Cam eron Pty 

Ltd (2008);  

 Possible Indigenous Scar Tree within the Kings Road, Terrigal Development. 

Advanced Treescape Consulting (2008); 

 Parkside@Terrigal DCP 122 ‘Cut and Fill Restrictions’ Compliance Report. 

Prepared by Crighton Properties and  Peter Andrews and Associates 

(2008);  

 W ater and Sewer Infrastructure Options Report. Prepared by Cardno (2009);  
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 Preliminary Advice Regarding the Proposed Rezoning of Parkside.  Prepared by 

Cum berland  Ecology (2010); 

 Statement of Environmental Effects (SoEE (Rainforest Policy).  Prepared by 

ERM (2010); 

 Summary of Development Controls and Community Structure.  Prepared by 

Crighton Properties (2010). 

 Adequacy of Biodiversity Offsets. Prepared by Cum berland Ecology (2010). 

Table 1.1 outlines the specifications for the LES (dated 4 October 2007) and 

indicates where they have been addressed within this report. 

Table 1.1 LES Specifications 

Specification Requirements Where Addressed 

1. The rationale and basis for the draft LEP, and the appropriateness of the site com pared to 

other sites. 

Discuss the need for/opportunities present by developm ent of 

the proposed type. 

Section 1.3 

Section 3.2 

Annex L 

Discuss the nature of the project as a “pilot” project and what 

would be the m easures of success by which such a project 

should be judged. 

Section 3.1 

Section 6.3 

Annex L 

Describe how developm ent under the draft LEP will vary from  

other form s of urban developm ent in the locale and the 

appropriateness of likely developm ent of the site.  The 

appropriateness of the proposed subdivision of 7(c2) lots 

below m inim um  lot size provisions. 

Section 1.4 

Chapter 5 & 6 

Identify issues associated with the proposed developm ent that 

would help inform  site selection, i.e. size, location and natural 

assets etc. 

Chapter 4 & 5 

 

Com pare the constraints and opportunities upon the site to 

other sites that m ay be available for sim ilar developm ent.  

Explain why this site is m ore suited to the draft LEP than other 

sites considered.  

Chapter 5 & 6 

2.  The im plications of the draft LEP for the rezoning of other environm ental protection land in 

the locality. 

Discuss the likely effect this LEP would have on the 

expectations of the owners of other sim ilar 7(c2) zoned land in 

the locality.  W ould such a rezoning set a precent with regard 

to other sim ilarly zoned land within the locality.  How does the 

status of the proposal as a “pilot” project act as a precedent? 

Section 3.1 

Section 3.6 
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Specification Requirements Where Addressed 

3. Identify environm ental features and constraints on the site including but not lim ited to: 

a. geotechnical and topographical features and constraints 

b. the location or potential habitat of any vulnerable or threatened species or 

endangered ecological com m unities, and any relevant draft or adopted Recovery 

Plans; 

c. Riparian areas and water course; 

d. Vegetation on the site; 

e. Flooding and drainage hazards; 

f. Bushfire risks 

g. Determ ine appropriate land uses and developm ent controls, as well as m anagem ent 

options and any environm ental offsets requirem ents com m ensurate with the 

features and constraints on the land; and 

h. Integration of basic physical constraints in m apping layer. 

Detailed description and analysis of the slope, soils and 

topographical features of the site and its im m ediate surrounds 

with particular reference to GCC DCP 163 “Geotechnical 

Requirem ents of Developm ent Applications” 

Section 2.5.8 

Section 4.1 

Chapter 5 

Identification of slopes, soils and topographical features which 

m ight im pose constraints to future developm ent or require 

specialized engineering approaches to address site constraints. 

Section 4.1 

Section 5.1 

Location of land displaying slopes in excess of 20%. Section 5 

Map identifying habitat of: 

Threatened Species: 

 Yellow – bellied Glider; 

 Grey headed flying fox; 

 Micro bats; 

 Stephens Banded Snake; 

 Hollow bearing trees (refuse/breeding habitat) 

Endangered Ecological Com m unities: 

 Riverflat Forest on Coastal Floodplains; 

 Lowland Rainforest 

Section 5 

Annex C  

Assessm ent of the proposal against the approved and draft 

recovery plans for: 

 Yellow – bellied Gliders; 

 Large Forest Owls (Powerful Owl, Masked Owl, 

Sooty Owl) 

Annex C 

Identification of riparian areas including riparian vegetation 

surrounding any creek lines, watercourses or aquatic areas. 

Section 4.2 

Section 4.5 

Section 5.1 

Identification of potential im pacts to riparian areas / 

vegetation 

Section 4.2 

Section 4.5 

Identification of constraints and long term  m anagem ent 

requirem ents for retained riparian areas. 

Section 4.5 

Section 5.1 

Chapter 6 

Annex C 

Consideration and establishm ent of necessary required 

setbacks from  water courses and riparian areas. 

Section 4.5 

Section 5 

Chapter 6 

Annex C 

Consultation with the Departm ent of Natural Resources with 

regard to setbacks and appropriate m anagem ent. 

Section 4.5 

Annex O 

Com pletion of detailed surveys, description and analysis of 

vegetation present on – site and on the im m ediate adjoining 

lands. 

Section 4.2 

Annex C 

Identification of any threatened flora species, endangered 

ecological vegetation com m unity or locally significant 

vegetation both on site and on the im m ediate adjoining lands. 

Section 4.2 

Annex C 
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Specification Requirements Where Addressed 

Mapping of trees and vegetation com m unities at a suitable 

scale for site planning purposes. 

Section 4.2 

Identification and analysis of any hollow bearing habitat trees. Section 4.2 

Annex C 

Identification of key fauna habitat features, including, but not 

lim ited to, aquatic habitats, vegetation habitats, habitat trees 

and terrestrial habitats. 

Section 4.2 

Section 5.1 

Annex C 

Identification of any habitat linkages from  or through the site 

to adjoining bushland areas. 

Section 4.2 

Section 5.1 

Annex C 

Assessm ent of significance of vegetation com m unities, 

particularly rainforests. 

Section 4.2 

Annex C and T 

Identification of issues, im pacts, possible environm ental offsets 

and biodiversity m anagem ent requirem ents resulting from  the 

proposed developm ent and rem oval/m odification of habitat. 

Section 4.2 

Chapter 6 

Annex C and D 

Identification of hydrological features / characteristics 

including drainage lines, floodways, aquatic areas, etc.  

Section 4.5 

Annex G 

Identification of any groundwater seepages or areas of 

im peded drainage. 

Section 4.1 

Annex K 

Assessm ent of constraints (hydrological) to future 

developm ent. 

Section 4.5 

Annex G 

Assessm ent of im pacts on existing water cycle characteristics 

for both the site and downstream  flows / environm ents. 

Section 4.3 

Section 4.5 

Annex  C and G 

Assessm ent and m anagem ent details for im pacts on riparian 

areas including the watercourses and adjoining riparian land. 

Section 4.2 

Section 4.5 

Annex C 

Determ ination by survey of the 1% AEP line and an assessm ent 

of infrastructure requirem ents necessary to ensure flows from  

the developm ent of the land or at pre developm ent levels. 

Annex G 

Undertake an assessm ent of the proposed developm ent in 

accordance with the requirem ents of Planning for Bushfire 

Protection (RFS 2006). 

Section 4.4 

Annex I 

Identify bushfire hazard of areas of retained vegetation and 

any specific m easures required to im plem ent bushfire hazard 

reduction m easures within these areas or create bushfire asset 

protection zones external to areas of retained vegetation / 

habitats. 

Section 4.4 

Annex I 

Prepare a fuel m anagem ent plan for areas of retained 

vegetation that area to be m anaged as an asset protection zone. 

Section 4.4 

Annex I 

Identify areas to be developed / retained within the site and 

any possible environm ental offsets external to the site (e.g. 

COSS land transfers / purchases). 

Section 4.2 

Chapter 5 

Annex D 

Identify m anagem ent requirem ents for lands retained within 

the site (e.g. open space, riparian areas, etc.) 

Chapter 6 

Annex C 

Indicate and explain the system  of im plem entation, to ensure 

ongoing adherence to relevant controls and m anagem ent plans 

such as land tenure, com m on ownership, com m itm ents and 

restrictions. 

Chapter 6 

Annex H 

Integration of basic constraints to residential or related 

developm ent in a m apping layer to identify com bined 

constraints.  Mapping layer to contain overlays of: 

 Location of proposed developm ent of land; 

 Location of land in excess of 20%; 

 Location of: 

 threatened species; 

 endangered species; 

Chapter 5 
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Specification Requirements Where Addressed 

 vulnerable species; 

 locally significant species of flora and fauna as well as 

fauna habitat plus habitat linkages. 

 1% AEP line pre – developm ent; 

 1% AEP line post – developm ent (with infrastructure 

to control flows) 

 Location of APZ. 

4. Traffic generation and the im pact of the draft LEP on local roads. 

Consider and describe the existing perform ance of the local 

road network in the vicinity of the site, and following 

preparation of a traffic m odel, contrast this with the likely 

future perform ance of the road network post developm ent. 

Section 4.7 

Annex B 

Consider the im pacts upon and any required m itigation 

m easures for any proposed intersections required to access the 

site. 

Section 4.7 

Annex B 

Make any recom m endations for augm entation of the local road 

network with regard to road works, public transport 

infrastructure and traffic m anagem ent. 

Section 4.7 

Annex B 

Consider the broader effects upon the regional road network 

that m ay result from  this particular type of proposed 

developm ent.  In particular, consider the likely effects of local 

em ploym ent opportunities upon the traffic network. 

Section 4.7 

Annex B 

5. Relationship and com patibility between the draft LEP and surrounding land. 

Consider the com patibility between likely developm ent under 

the proposed Draft LEP and all surrounding land both 

developed and undeveloped. 

Section 3.3,3.4 

Consider and discuss any im pacts upon the am enity of 

adjoining land owners as a result of likely developm ent of the 

land. 

Section 3.3,3.4 

Section 3.6 

Consider the im pact of occupation of the land and likely 

im pacts on surrounding ecological resources. 

Section 4.2 

6. The consistency of the draft LEP with Council’s long term  land use planning strategies, and 

the im pact on population capacities of existing zones 

Consider and discuss the consistency of the draft LEP with: 

 The Draft Central Coast Regional Strategy 

 Gosford Vision 2025 

 Standard Instrum ent (Local Environm ent Plan) 

Chapter 2 

Annex Q 

Consider the im pact of likely developm ent of the site in the 

provision of infrastructure within the  site catchm ent 

including: 

 hard infrastructure, such as sewer, water, electricity, 

com m unications, drainage etc. 

 soft infrastructure such as schools, public transport, 

retails facilities, recreation facilities etc. 

Section 3.5 

Annex J 

7. The effect of any Council DCP, strategy, m anagem ent plan or policy on the land, and the 

im plications of the draft LEP on Council’s policies with respect to the rezoning and 

developm ent of land with slopes greater than 20% 
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Specification Requirements Where Addressed 

Com m ent on the draft LEP with respect to: 

 IDO No. 122; 

 Council’s Rainforest Policy; 

 Councils Landscape and Vegetation Managem ent 

Policy; 

 Council’s Erosion/Sedim entation Control Policy; 

 Council’s Policy on Rezoning Conservation Land; 

 Council’s Biodiversity Strategy; 

 Terrigal Lagoon Managem ent Strategy; 

 Council’s DCP No. 89 Scenic Quality; 

 Council’s DCP No. 163 Geotechnical requirem ents for 

developm ent applications. 

Chapter 2 

Annex Q 

8. Identify and address com pliance with State Planning policies that affect the site, including 

section 117 directions, SEPP’s, the draft Central Coast Regional Strategy etc. 

Relevant SEPPs for consideration include: 

 SEPP 19 Urban Bushland Managem ent. 

 SEPP 44 Koala Habitat Assessm ent 

Section 2,1 

Annex C and Q 

 

Relevant State Planning docum ents/guidelines to be 

considered include: 

 NSW  Biodiversity Strategy; 

 Floodplain Developm ent Manual/Guidelines; 

 Coastal Developm ent Strategy; 

 Planning for Bushfire Protection 

Section 2.4 

Section 2.5 

Annex Q and I 

9. Measures to ensure com pliance of future developm ent on the site with the objectives of the 

draft LEP 

Suggest and detail the operation of any m easures or 

m echanism s that will operate to ensure that future 

developm ent upon the site is in accordance with the objectives 

of the draft LEP.  For exam ple by way of VPA, Section 88 

instrum ents, Com m on title structures, deeds of agreem ent etc. 

Section 6.5 

Annex H 

 

Draft any such instrum ents and explain the operation insofar 

as this detail m ay be useful at the draft LEP stage. 

Section 6.5 

10. Assessm ent of the draft LEP against the Sustainability Criteria contained within the draft 

Central Coast Regional Strategy. 

Assess the draft LEP against the sustainability criteria 

contained within the draft Central Coast Regional Strategy 

Section 2.4.2  

Annex Q 

11. Consideration of the scale and operation of office – related activities on the site, the 

catchm ents they will serve and the im pact on other office lands in the locality. 

Consider and detail the need for and likely success of the 

business related activities on the site.  Consider the trend 

toward hom e business based business activities and the likely 

long term  effects in the locality. 

Section 3.2 

Section 3.4 

Consider provisions to ensure that such activities rem ain at a 

scale and type that preserve the residential am enity of lot 

owners both within and adjacent to the site. 

Chapter 6 

Consider the im pact upon/opportunities to other existing and 

future businesses within the locale on zoned business lands. 

Section 3.2 
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1.6 SITE DESCRIPTION AND LAND USE 

The site is located within the Gosford local governm ent area (LGA) on the 

New South W ales Central Coast.  It is situated south of an existing east/west 

urban corridor connecting the towns of Terrigal and Erina.  The site is 

generally vacant except for one existing dwellings and one approved 

dwelling, and has an area of approxim ately 54 hectares with frontage to Kings 

Avenue.  Table 1.2 provides lot and ownership details of all allotm ents 

com prising the site (see Figure 1.5). 

Table 1.2 Lot and Ownership Details 

Lot Ownership 

Lot 202 DP 831864 Crighton Properties Pty Ltd 

Lot 9 DP 876102 John Michael Olzom er and Pam ela Ann Olzom er 

Lot 8 DP 876102 John Michael Olzom er and Pam ela Ann Olzom er 

Lot 2 DP 1111382 Abel and Barbara Morrell 

Lot 4 DP 37914 Crighton Properties Pty Ltd 

Lot 1 DP 381971 Crighton Properties Pty Ltd 

 

 

The site is sparsely vegetated at the Kings Avenue frontage, with vegetation 

cover increasing heading south towards the site’s frontage to the Kincum ba 

Nature Reserve which form s part of Gosford City Council Coastal Open Space 

System .  A cleared area exists on the north eastern portion of the site 

(Photograph 1).  The area also contains an artificial water body and two 

residential dwellings. 

The site is situated in an area of m oderate to steeply undulating terrain on the 

north eastern edge of a prom inent south west trending ridgeline (Photograph 

2).  The elevation of the site varies between 20m  AHD at the Kings Avenue 

frontage up to 70m  AHD at the southern portion of the site which form s part 

of the previously referenced ridgeline.  A cleared electricity easem ent runs 

along the top of this ridgeline (Photograph 3).  Two gullies originate at the 

upper slopes of the site and drain towards the north. 

Along the northern, north west and north east edge of the site is the edge of 

the extensive Terrigal to Erina urban corridor.  This is characterised by 

detached, single storey, low density residential developm ent (Photograph 4).  

To the east and south east of the site are larger, predom inantly cleared, rural 

residential style allotm ents containing single dwellings.  The western and 

south western edge of the site adjoins the Kincum ba Nature Reserve which is 

characterized by steep topography and heavy vegetation. 
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1.7 REPORT STRUCTURE 

This LES has been prepared in support of the rezoning proposal lodged by 

Crighton Properties having regard for the Specifications for an Environmental 

Study under s.57 of the Environmental Planning and Assessment Act 1979 as 

provided by Gosford City Council within correspondence dated 4 October 

2007.  It has been structured as follows: 

 Chapter 1 provides background inform ation and an outline of the proposed 

developm ent.  It also provides a site description and details background 

inform ation relevant to the proposed developm ent; 

 Chapter 2 considers the proposed developm ent in relation to relevant 

legislation and planning policies; 

 Chapter 3 contains an econom ic and social im pact assessm ent which looks 

at the opportunities that will be created by the rezoning and the 

im plications that it will have on the econom ic and social landscape within 

the im m ediate locality, the Gosford LGA and the New South W ales 

econom y; 

 Chapter 4 investigates the existing environm ental conditions within and 

adjoining the site, assesses the capacity of the environm ent to absorb the 

likely im pacts associated with the rezoning and developm ent of the site 

and provides appropriate m itigation m easures to am eliorate potential 

adverse im pacts; 

 Chapter 5 provides a sum m ary of the constraints and opportunities as 

identified within the earlier chapters and presents a Concept Plan for the 

developm ent of the proposed hi tech hom e business estate. 

 Chapter 6 draws conclusions regarding the appropriateness of proceeding 

with new planning controls, as well as providing the planning principles or 

criteria by which the proposed developm ent can be m easured to ascertain 

whether it achieves its goals. 

A num ber of specialist technical reports in support of the proposed rezoning 

are contained in annexures at the rear of this LES. Other relevant 

docum entation is also provided in the annexures. 
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2 PLANNING CONTEXT 

2.1 STATE PLANNING 

2.1.1 Environmental Planning and Assessment Act 1979 

The relevant State planning legislation for NSW  is the Environmental Planning 

and Assessment Act 1979 (EP&A Act 1979).  The EP&A Act is supplem ented by 

a suite of Environm ental Planning Instrum ents (EPI’s), nam ely State 

Environm ental Planning Policies (SEPP’s), Regional Environm ental Plans 

(REP’s) and Local Environm ental Plans (LEP’s).  The EPI’s that are potentially 

relevant to the proposed rezoning include: 

 State Environm ental Planning Policy (Exem pt and Com plying 

Developm ent Codes) – 2008; 

 State Environm ental Planning Policy (Infrastructure) - 2007; 

 State Environm ental Planning Policy 19 – Bushland in Urban Areas 

(SEPP 19); 

 State Environm ental Planning Policy 44 – Koala Habitat Protection 

(SEPP 14); 

 State Environm ental Planning Policy 55 – Rem ediation of Land 

(SEPP 55); 

 State Environm ental Planning Policy 71 -  Coastal Protection (SEPP 

71);  

 Sydney Regional Environm ental Plan 6 – Gosford Coastal Areas; 

 Central Coast Regional Strategy; and 

 Draft Gosford Local Environm ental Plan 2009.  

2.1.2 State Environmental Planning Policy (Exempt and Complying Development 

Codes) 2008 

Part 2 of State Environm ental Planning Policy (Exem pt and Com plying 

Developm ent Codes) 2008 (Codes SEPP) specifies a num ber of developm ent 

types as having m inor environm ental im pact that m ay be carried out as 

exem pt developm ent not requiring approval under the NSW  planning system .   

Hom e businesses are specified as being exem pt developm ent under the Codes 

SEPP.  The Standard Instrum ent provides the following definition of hom e 

businesses referred to in the Codes SEPP. 
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‘Home business means a business carried on in a dwelling, or in a building ancillary 

to a dwelling, by one or more permanent residents of the dwelling that does not 

involve: 

(a) the employment of more than 2 persons other than those residents, or 

(b) interference with the amenity of the neighbourhood by reason of the emission of 

noise, vibration, smell, fumes, smoke, vapour, steam, soot, ash, dust, waste water, 

waste products, grit or oil, traffic generation or otherwise, or 

(c) involve the exposure to view, from any adjacent premises or from any public place, 

of any unsightly matter, or 

(d) the exhibition of any notice, advertisement or sign (other than a notice, 

advertisement or sign exhibited on that dwelling to indicate the name of the 

resident and the business carried on in the dwelling), or 

(e) the sale of items (whether goods or materials), or the exposure or offer for sale of 

items, by retail, except for goods produced at the dwelling or building, or 

(f) the use of more than [insert number] square metres of floor area to carry on the 

business, but does not include bed and breakfast accommodation, home occupation 

(sex services) or sex services premises. 

The Codes SEPP and the definition of hom e businesses within the Standard 

Instrum ent provide for local councils to adopt m axim um  floor areas for hom e 

businesses within their LEPs which are exem pt under the provisions of the 

Codes SEPP.  Clause 5.4 of the Standard Instrum ent adopts a m inim um  floor 

area of 30m 2.  Councils are unable to set m axim um  floor areas for hom e 

businesses less than this.  The draft GLEP 2009 has adopted 30m 2 as the 

m axim um  floor area in which hom e businesses are perm itted to be carried out 

within the Gosford LGA as exem pt developm ent under the provisions of the 

Codes SEPP.  

The proposed “hi tech” hom e business estate is consistent with the definition 

of hom e business in the Standard Instrum ent (and draft GLEP 2009) and is 

therefore considered to be exem pt developm ent.  However, a m odification to 

draft GLEP 2009 is sought to facilitate hom e business developm ent up to 60m 2 

within the site (refer to Section 2.3.3). 

2.1.3 State Environmental Planning Policy (Infrastructure) 2007 

Schedule 3 of State Environmental Planning Policy (Infrastructure) – 2007 (SEPP – 

Infrastructure) provides a referral m echanism  whereby a consent authority is 

required to ensure that any developm ent applications referred to within the 

Schedule are forwarded to the Roads and Traffic Authority (RTA) to ensure 

that it is m ade aware of, and given an opportunity to com m ent on the 

developm ent.  This is not an integrated developm ent referral as described 

within Section 91 of the EP&A Act 1979.  Clause 104(3) of SEPP Infrastructure 

states: 
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“(3) Before determining a development application for development to which this 
clause applies, the consent authority must:  

(a)  give written notice of the application to the RTA within 7 days after the 
application is made, and 

(b)  take into consideration:  

(i)  any submission that the RTA provides in response to that notice within 21 days 
after the notice was given (unless, before the 21 days have passed, the RTA advises 
that it will not be making a submission), and 

(ii)  the accessibility of the site concerned, including:  

(A)  the efficiency of movement of people and freight to and from the site and the 
extent of multi-purpose trips, and 

(B)  the potential to minimise the need for travel by car and to maximise movement of 
freight in containers or bulk freight by rail, and 

(iii)  any potential traffic safety, road congestion or parking implications of the 
development.” 

In the case of subdivision of land, referral to the RTA is required at 

developm ent application stage where the subdivision would result in the 

creation of: 

 200 or m ore allotm ents where the subdivision includes the opening of a 

public road; or 

 50 or m ore allotm ents where the site is accessed from  a classified road or to 

a road that connects to a classified road, if access is within 90m  of 

connection, m easured along the alignm ent of the connecting road. 

As the proposed developm ent that would arise from  the rezoning is not 

classified under Schedule 3, referral to the RTA under Clause 104(3) is not 

required. 

As the subdivision that would result from  successful rezoning of the site 

would create less than 200 allotm ents, and given that Kings Avenue is not 

defined as a “Classified Road” by the Roads Act 1993, referral of a 

developm ent that m ay arise as a result of this rezoning is not required. 

The SEPP does not contain any heads of consideration to be taken into account 

when preparing a Draft Local Environm ental Plan.  W hilst consultation with 

the RTA m ay be undertaken as part of the required Section 62 consultation 

processes, form al referral of any developm ent application is not required.  A 

traffic report was undertaken to investigate the im pacts of the developm ent of 

the site on the local road system  and is included as Annex B, with a sum m ary 

provided within Section 4.7. 
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2.1.4 State Environmental Planning Policy 19 – Bushland in Urban Areas 

State Environm ental Planning Policy 19 – Bushland in Urban Areas (SEPP 19) 

aim s to protect the rem nants of plant com m unities which were characteristic 

of land now within an urban area, in parcels of a size and configuration which 

will enable the existing plant and anim al com m unities to survive in the long 

term .  The site adjoins land to which SEPP 19 applies, being land within the 

Kincum ba Nature Reserve which is reserved for open space requirem ents. 

Clause 9(2) applies to land which adjoins zoned or reserved for open space 

purposes and requires that a public authority shall not grant developm ent 

consent unless it has taken into account: 

(c)  the need to retain any bushland on the land, 

(d)  the effect of the proposed development on bushland zoned or reserved for public 
open space purposes and, in particular, on the erosion of soils, the siltation of 
streams and waterways and the spread of weeds and exotic plants within the 
bushland, and 

(e)  any other matters which, in the opinion of the approving or consent authority, are 
relevant to the protection and preservation of bushland zoned or reserved for 
public open space purposes. 

W hilst a developm ent application has not been lodged, a SEPP 19 assessm ent 

was carried out as part of the extensive ecological investigations undertaken 

to support the draft LEP.  This is provided as Appendix 6 to Annex C of this 

report and concludes that developm ent of the land in accordance with the 

concept plan put forward will not com prom ise the values of the adjoining 

bushland areas with respect to the aim s of SEPP 19. Parkside@Terrigal 

incorporates the retention of vegetation, including the dedication of 

approxim ately 27.28 hectares of land (51% of the site) in the southern portion 

of the site to Council, which will becom e part of the Gosford Coastal Open 

Space System , and an area of rainforest vegetation in the north western 

portion of the site which is proposed to be rezoned to E2 Environm ent 

Conservation, thereby m aintaining connectivity with adjoining areas and 

wildlife corridors.  An assessm ent of the adequacy of the offsets proposed as 

part of the developm ent is detailed in Annex D. 

2.1.5 State Environmental Planning Policy 44 – Koala Habitat Protection 

State Environm ental Planning Policy 44 – Koala Habitat Protection (SEPP 44) 

encourages the proper conservation and m anagem ent of areas of vegetation 

that provide habitat for koalas to ensure a perm anent free – living population 

over their present range and reverse the current trend of koala population 

decline. 

W ith regards to the preparation of Draft Local Environm ental Plans, Clause 16 

of SEPP 44 requires: 
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“W ithout affecting the power of the Director to give a direction under section 74 (2) 

(b) of the Environmental Planning and Assessment Act 1979 to a council, the 

Director will consider giving a direction that sections 57 and 61 of that Act are to 

apply to a draft local environmental plan (with the consequence that the council must 

prepare an environmental study of the land to which the draft local environmental 

plan applies) if, under the draft plan, it is proposed to zone (or rezone) land that is a 

potential koala habitat or a core koala habitat otherwise than as environment 

protection.” 

An ecological site assessm ent was carried out as part of the LES investigations 

to determ ine the potential im pacts to koalas and their habitats as a result of 

the proposed rezoning (Annex C).  One Koala food tree species (Eucalyptus 

punctata) as listed within Schedule 2 of the SEPP was detected on site.  

However, due to its density being less than 15% on the site and the absence of 

evidence of Koala habitation, the site is not considered to form  either 

“Potential Koala Habitat” or “Core Koala Habitat” as defined by the SEPP. 

Given the above, further consideration of SEPP 44 is not required in 

preparation of any draft LEP. 

2.1.6 State Environmental Planning Policy 55 – Remediation of Land 

Clause 6 of State Environm ental Planning Policy 55 – Rem ediation of Land 

(SEPP 55) requires Councils to consider the likely contam ination of land 

before it can be rezoned.  An LES therefore m ust investigate the past uses of 

the land in the consideration of contam ination issues. 

A Phase 1 Environm ental Site Assessm ent (ESA) was carried out (ERM 2008).  

This report concluded that as there was no identifiable significant potential for 

site contam ination arising from  past usage, the site is suitable for the proposed 

developm ent.  This report is provided within Annex E, with a full sum m ary 

provided within Section 4.9. 

2.1.7 State Environmental Planning Policy 71 – Coastal Protection 

State Environm ental Planning Policy 71 – Coastal Protection (SEPP 71) has 

aim s specifically relating to the protection and enhancem ent of the coastal 

environm ent to ensure that the type, bulk, scale and size of developm ent 

within the coastal zone is appropriate for the location and protects and 

im proves the natural scenic qualities of the surrounding environm ent.   

The site is wholly outside the m etropolitan coastal zone, therefore further 

consideration of SEPP 71 is not required.  Notwithstanding this Annex Q 

contains details of the consistency of the proposed rezoning with the 

objectives and criteria listed in SEPP 71. 
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2.2 REGIONAL PLANNING 

2.2.1 Sydney Regional Environmental Plan 6 – Gosford Coastal Areas 

Sydney Regional Environm ental Plan – Gosford Coastal Areas (SREP 6) 

provided for the im plem entation of a num ber of land use planning strategies 

developed to encourage urban consolidation of the urban areas within the 

Gosford LGA.  This included the Gosford – W yong Structure Plan 1977.  SREP 

6 has been recognised as largely being superseded by the Central Coast 

Regional Strategy (see Section 2.4.3) and given the recent am endm ents to the 

Environmental Planning and Assessment Act 1979 is to be repealed upon gazettal 

of Gosford Local Environm ental Plan 2009. 

2.2.2 Central Coast Regional Strategy 

This regional planning strategy is discussed in detail in Section 2.4.2 (also refer 

to Annex Q). 

2.3  LOCAL PLANNING INSTRUMENTS 

Interim  Developm ent Order No 122 (IDO No. 122) and Gosford Planning 

Schem e Ordinance (GPSO) are the prevailing local planning instrum ents 

within the Gosford LGA.  However on the advice of Council, the Local 

Environm ental Study has been prepared reflecting the future planning 

fram ework being draft GLEP 2009.  It is understood that draft GLEP 2009 is 

expected to be finalised m id 2011.  The proposal has therefore not been 

assessed against IDO No. 122 and GPSO.  

2.3.1 Draft Gosford Local Environmental Plan 2009 

Draft Gosford Local Environm ental Plan 2009 is still in draft form  but is 

proposed by Council to replace the prevailing local planning instrum ents 

controlling the present developm ent and future strategic direction of the site.  

In accordance with Council’s resolution of 6 May 2008, this LES is being 

prepared to am end the draft GLEP 2009.   

The site is currently split into two zones under the provisions of draft GLEP 

2009.  These are E3 “Environm ental Managem ent” and E2 “Environm ental 

Conservation” under the provisions of this plan.   

Zoning and Zone Objectives 

The objectives of the E2 zone are: 
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 to protect, manage and restore areas of high ecological, scientific, cultural or 

aesthetic values; 

 to prevent development that could destroy, damage or otherwise have an adverse 

effect on those values; 

 to reflect State, Regional and local planning and management strategies relating to 

areas with high ecological, scientific, cultural or aesthetic value within the 

statutory planning provisions of the City; 

 to promote ecological, social and economically sustainable development and the 

need for and value of biodiversity in the local government area; and 

 to ensure development is compatible with the desired future character of the areas 

covered by this zone. 

Any draft LEP should provide for land within the southern portion of the site 

that is subject to the E2 zoning to be dedicated to Gosford City Council as part 

of the Coastal Open Space System  and rezoned RE1 “Public Recreation” 

(consistent with the zoning of the existing Coastal Open Space System ).  This 

will ensure that the draft LEP is consistent with the zone objectives by virtue 

of: 

 the high value conservation land will be retained within public ownership; 

 the high value conservation land will be totally excluded from  future 

developm ent of the site, allowing for the future prohibition of developm ent 

of the E2 zoned land; 

 through the prohibition of developm ent on the high value conservation 

land, issues such as the retention of visual backdrops and potentially 

fragile ecosystem s are readily addressed; 

 dedication of the high value conservation land to the COSS allows for its 

use for passive recreation purposes, providing a vital link within the 

system .  It will allow residents of Avoca beach to access the Kincum ber 

Mountain Reserve  via Picketts Valley Road; and 

 prior to dedication of the high value conservation land to Council, Crighton 

Properties will undertake a bushland regeneration program  to ensure that 

any potential habitat degradation that has occurred on the site due to past 

land use patterns is rectified within this land.  This will ensure that the land 

is able to function as an im portant visual and ecological elem ent of the 

COSS. 

The Concept Plan provides for the retention and dedication to Council of 27.28 

hectares of land in the southern portion of the site (being 51% of the site).  This 

land will form  part of the Coastal Open Space System  and will ensure the 

protection and conservation of the land within public ownership.  In addition, 
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land m apped as rainforest in the north west portion of the site is proposed to 

be zoned E3 Conservation. 

The objectives of the E3 zone are: 

 to protect, manage and restore areas with special ecological, scientific, cultural or 

aesthetic values. 

 To provide for a limited range of development that does not have an adverse effect 

on those values. 

 To reflect State, Regional and local planning and management strategies relating 

to areas with special ecological, scientific, cultural or aesthetic value within the 

statutory planning provisions of the City. 

 To promote ecological, social and economically sustainable development and the 

need for and value of biodiversity in the local government area. 

 To ensure development is compatible with the desired future character of the areas 

covered by this zone. 

 To highlight the importance of this zone in providing an environmental buffer to 

areas of high ecological, scientific, cultural or aesthetic value. 

It is within the area to be zoned E3 under draft LEP 2009 that any draft LEP 

should seek to provide for the developm ent of a hi – tech hom e business estate 

estate.  The area of the proposed hi – tech hom e business estate is proposed to 

be rezoned R2.  In order to address consistency with the provisions of all 

aspects of draft GLEP 2009, it will be necessary to assess the following 

elem ents: 

 consistency of the proposal with the intent of the objectives of the zone; 

 identify all land use types proposed within the draft LEP, align these with 

the definitions provided within draft GLEP 2009, and cross reference them  

with the perm issible, prohibited and exem pt developm ent land use types 

within the E3 zone; 

 address any subdivision standards; 

 review any other clauses and provisions within draft GLEP 2009 that are 

relevant to the E3 zone; and 

 provide suggestions for the inclusion of clauses within the draft LEP which 

will provide for appropriate site specific am endm ents to draft GLEP 2009. 

W hilst the rezoning will prom ote a wider range of uses on the land than that 

presently envisaged by the zone objectives, the elem ents of the zone objectives 

relating to the m anagem ent and restoration of areas with special ecological, 

scientific, cultural or aesthetic values, principles of sustainable developm ent, 

and com patibility with the future character of the area have been m et. 
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The site is surrounded by the urban street network to the north (W indem ere 

Drive, Kings Avenue and Bellar Avenue), with conservation land surrounding 

the rem ainder of the site.  Figure 5.2 presents the Concept Plan for the site and 

shows how the site is able to be developed to m aintain a buffer of large, 

vegetated lots between urban and conservation areas.  In som e areas 

(particularly on the western and eastern portions of the site) open space 

containing substantial areas of riparian vegetation is to be retained, along with 

all other significant vegetation on site, where the site adjoins other E2 zoned 

land.  The Concept Plan for developm ent of the site has been designed to 

m inim ise disturbances to areas of ecological and scientific significance. 

A com prehensive visual im pact assessm ent has been undertaken (Section 4.8).  

The Concept Plan for the hi – tech hom e business estate has been developed 

having regard to the findings of this assessm ent, with a view to substantially 

m inim izing any potential visual im pacts that m ay occur as a result of 

developm ent of the site.  W hilst the rezoning will facilitate m ore intensive 

developm ent of the site than that envisaged by the zone description and 

objectives, the visual im pact assessm ent dem onstrates that the site can be 

m ore intensively developed whilst still retaining its aesthetic qualities. 

W ith regards to the adjoining conservation zoned lands, the buffer areas as 

discussed previously will ensure that the am enity and future character of the 

area is preserved. 

Definitions and Permissibility 

In order to provide for an operationally functional hi – tech hom e business 

estate, a num ber of com m unity facilities are required.  In accordance with the 

Concept Plan the following land use types are proposed: 

 residences; 

 hom e business; 

 catering facilities; 

 coffee shop with lounge; 

 library; 

 internet kiosk; 

 clerical support area including stationary supplies; 

 conference room s; 

 gym ; 

 day care facility; 

 swim m ing pool; 

 tennis courts; 

 playground; 
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 BBQ area; and 

 outdoor park and recreation area. 

Table 2.4 below provides a land use m atrix, outlining the land use types 

proposed, its definition as outlined within GLEP 2009 and an assessm ent of its 

perm issibility within the E3 zone. 

Table 2.1 E3 Zone Land Use Permissibility Matrix 

Land Use Definition as 

contained 

within GLEP 

2009 

Permitted 

without 

Consent 

Permissible 

with Consent 

Prohibited 

Dwelling Dwelling1 No Yes No 

Hom e Business Hom e Business2 

 

Hom e Industry 

 

Hom e 

Occupation 

No 

 

No 

 

Yes 

No 

 

Yes 

 

No 

Yes2 

 

No 

 

No 

Catering 

Facilities 

Food and drink 

prem ises 

No No Yes 

Coffee Shop Restaurant No No Yes 

Library Inform ation and 

education 

facility 

No No Yes 

Conference 

room s 

Function Centre No No Yes 

Internet Kiosk Kiosk No No Yes 

Clerical Support 

Area and 

Stationery 

Supply 

Office Prem ises 

 

Shop  

No 

 

No 

No 

 

No 

Yes 

 

Yes 

Gym  Recreation 

facility (indoor) 

No No Yes 

Day Care 

Facility 

Child Care 

Centre3 

No No Yes 

Swim m ing Pool Recreation 

facility (outdoor) 

No No Yes 

Tennis Court Recreation 

facility (outdoor) 

No No Yes 

Playground Recreation 

facility (outdoor) 

No No Yes 

BBQ area Recreation 

facility (outdoor) 

No No Yes 

Outdoor Park 

and Recreation 

Areas 

Recreation 

facility (outdoor) 

No No Yes 

 

1. Dwellings m ay be perm itted as com plying developm ent 

2.   Hom e business is exem pt developm ent under State Environm ental Planning Policy 

(Exem pt and Com plying Developm ent Codes) 2008 (Codes SEPP). 

3.     A child care centre is perm issible as a hom e based child care centre or fam ily day care 

hom e as defined by GLEP 2009. 
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A large num ber of land use types are required to facilitate the successful 

developm ent and operation of a hi – tech hom e business estate that are not 

perm issible within the bounds of the existing zoning of the site.  W hilst som e 

land uses m ay be perm issible to a degree as being ancillary to uses which are 

presently perm issible (e.g. a playground as an ancillary use to a hom e based 

child care centre which is currently perm issible with consent), it is considered 

that the range of facilities proposed will not be able to be accom m odated 

within the scope of the present E3 zoning.  This LES has suggested 

am endm ents to draft GLEP 2009 by way of rezoning the area where the 

business hub is to be located to a Residential zone which would perm it m any 

of the land uses contained within the above table.   

The proposed “hi tech” hom e business estate developm ent is consistent with 

the definition of hom e business in the Standard Instrum ent and is therefore 

considered to be exem pt developm ent under the Codes SEPP (refer to Section 

2.1.2).  However, a m odification to clause 5.4(2) of draft GLEP 2009 is sought 

to facilitate hom e business developm ent up to 60m 2 within the site. 

2.3.2 Summary of Proposed Changes to draft Gosford Local Environmental Plan 

2009  

The key outcom es of the above assessm ent, having regard to the proposed 

developm ent of the site for the purposes of a hi – tech hom e business estate is 

that there are inconsistencies with subdivision standards and perm issible 

uses.  In order for the site to be developed in the m anner proposed, the 

rezoning needs to provide for an am endm ent to the GLEP 2009 to allow for: 

 appropriate zonings which reflect environm ental values and broader usage 

patterns inherent within the site; 

 a wider range of land use types to be perm issible in the zone with consent; 

 subdivision of land into a range of lots sizes, arranged in a m anner that 

addresses site constraints and opportunities; and 

 varying densities of developm ent of the newly created lots. 

In this regard, the following am endm ents to draft GLEP 2009 are sought: 

 sensitive environm ental areas across the site which are to be dedicated to 

the Coastal Open Space System  are to be rezoned to RE1 “Public 

Recreation”; 

 the north west portion of the site containing riparian and rainforest 

vegetation is to be zoned E2 “Environment Conservation”; 

 sensitive environm ental areas containing riparian vegetation within the site 

which are to rem ain in private ownership are to be rezoned to RE2 “Private 

Recreation”.; and 

 the residual area of land is to be zoned R2 “Low Density Residential”. 
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A m odification to draft GLEP 2009 is also sought to facilitate hom e business 

developm ent up to 60m 2 within the site.  The following m odification is 

proposed: 

An addition to clause 5.4(2) to add the words "...unless the business is located 

upon Lot 202 DP 831864, Lots 8 and 9 DP 87601, Lot 2 DP 1111392, Lot 4 DP 

37914 and Lot 1 DP 381971 located at Kings Avenue, Terrigal, in which case the 

business must not use more than 60 square metres of floor area." 

Outcomes 

The size of the proposed allotm ents and detached nature of the dwellings is 

consistent with that of a low density residential nature.  This is further 

enhanced by the retention of substantial areas of vegetation and form al 

passive outdoor recreation areas. 

The proposed business hub, associated com m ercial prem ises and outdoor 

recreation areas/facilities are considered to be com patible with the low 

density environm ent and are specifically designed to provide specialist 

services to residents at a local level.  Additionally, as the proposed hi – tech 

hom e business estate will not be a gated com m unity, these facilities will be 

available to all m em bers of the public.  An assessm ent of the proposal’s 

com patibility with the surrounding area has been provided within Chapter 6 of 

this LES. 

It is considered that rezoning of the business hub area to a general com m ercial 

zone would be inappropriate and m ay possibly lead to higher density and 

m ore intrusive com m ercial developm ent than intended by the rezoning. 

Rezoning of the land to R2 “Low Density Residential” will ensure that the site 

has a sim ilar zoning to adjoining urban areas.  The zone objectives of the R2 

zone are: 

 to provide for the housing needs of the community within a low density residential 

environment. 

 to enable other land uses that provide facilities or services to meet the day to day 

needs of residents. 

 to reflect State, Regional and local planning and management strategies relating to 

low density residential development within the statutory planning provisions of 

the City. 

 to ensure development is compatible with the desired future character of the areas 

covered by this zone. 

 to encourage best practice in the design of low density residential development. 

 to promote ecological, social and economically sustainable development and the 

need for and value of biodiversity in the local government area. 
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 to ensure that no residential land uses do not adversely affect residential amenity 

or place demands on services beyond the level reasonably required for low density 

housing or should be encouraged to be located in commercial centres so as to 

provide benefits to other uses in the centre and the centre itself. 

The proposal is consistent with these zone objectives as: 

 requirem ents for the establishm ent of hom e business are being provided 

within a low density environm ent; 

 the low density nature of the proposed hi – tech hom e business estate is 

consistent with that of surrounding residential developm ent; 

 best practice design m ethods have been utilised within the developm ent of 

the concept plan; and 

 the Concept Plan has been developed taking into account the principles of 

ecologically, socially and econom ically sustainable developm ent. 

The rezoning would also rectify issues associated with subdivision standards 

and floor space ratios, with a m inim um  lot size of 550m 2 and m axim um  floor 

space ratio of 0.5:1 applicable to the R2 zone. 

2.4 MINISTERIAL DIRECTIONS AND STRATEGIC DOCUMENTS 

2.4.1 Environmental Planning and Assessment Act – Section 117 Directions 

Section 117 of the Environmental Planning and Assessment Act 1979 provides the 

Minister the ability to direct Councils in the process of preparing LEP’s to 

incorporate provisions which will achieve or give effect to such principles or 

aim s, objectives or policies, not inconsistent with the Act, as are specified in 

the direction.  A new suite of Local Planning Directions issued under section 

117 of the Act were gazetted on 14 June 2007 and cam e into effect on 19 July 

2007.  A draft LEP is generally required to be consistent with the provisions of 

all applicable 117 directions in order to proceed to the final plan m aking 

process, with inconsistencies only being considered if they can be justified.  

The Director – General of the Departm ent of Planning can agree to 

inconsistent provisions within a LEP if they are: 

(a) justified by a strategy which : 

 (i) gives consideration to the objective of this direction; 

 (ii) identifies the land which is the subject of the draft LEP (if the draft LEP relates 

to a particular site or sites), and 

 (iii) is approved by the Director General of the Department of Planning, or 
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(b) justified by an environmental study (prepared in accordance with section 57 of the 

Environmental Planning and Assessment Act 1979) which gives consideration to the 

objective of the direction, or 

(c) in accordance with the relevant Regional Strategy or Sub – Regional Strategy 

prepared by the Department of Planning which gives consideration to the objective of 

the direction, or 

(d) of minor significance. 

Relevant Ministerial Directions for the proposed rezoning of the site are 

sum m arised in the following pages. 

1.1 - Business and Industrial Zones 

This direction applies when a draft LEP is prepared that affects land within an 

existing or proposed business or industrial zone, including the alteration of 

any existing business or industrial zone boundary. 

W hilst any draft LEP will include provisions for the developm ent of hom e 

business opportunities, there are no business zones being created or altered.  

Therefore further consideration with 117 Direction Num ber 1.1 is not 

considered necessary. 

1.2 – Rural Zones 

This direction applies when a draft LEP is prepared that affects land within an 

existing or proposed rural zone (including the alteration of any existing rural 

zone boundary). 

The current zoning of the site is not rural, nor is it proposed to rezone it to 

rural, however it is recognised that rural residential sized allotm ents can be 

created in certain circum stances under the E3 zone.  As there is no im pact on 

good quality rural land, further consideration of Direction Num ber 1.2 is not 

considered necessary. 

2.1 – Environmental Protection Zones 

The objective of the 2.1 Environm ental Protection Zones Ministerial Direction 

is ‘to protect and conserve environmentally sensitive areas’.   

This direction applies to any draft LEP and provides for the following: 

 a draft LEP shall include provisions that facilitate the protection and 

conservation of environm entally sensitive areas; and 
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 a draft LEP that applies to land within an existing environm ental 

protection zone or land otherwise identified for environm ental protection 

purposes in a LEP shall not reduce the environm ental protection standards 

that apply to the land (including by m odifying any developm ent standards 

or subdivision controls that apply to the land). 

Clause 6 of the direction allows a draft LEP to be inconsistent with the 

direction where it is justified by an environm ental study prepared in 

accordance with section 57 of the Environm ental Planning and Assessm ent 

Act 1979 which gives consideration to the objective of this direction.    

This LES has been prepared in order to provide justification for the 

inconsistency with the direction.  Elem ents of the LES which pertain to this 

particular direction and justification for the inconsistency with the direction 

are: 

 Section 4.2 which addresses the im pacts of the proposal on the flora and 

fauna of the site. The results of the ecological assessm ent were: 

 due to a history of disturbance, the m ajority of the site is of reduced 

quality for locally occurring flora and fauna species; 

 habitat for ten threatened fauna species observed on the site is proposed 

to be retained on the site and in adjoining reserve areas; 

 one Endangered Ecological Com m unity, Lowland Rainforest, is present 

on the site and no threatened flora species or endangered populations 

were observed.  The rainforest is proposed to be conserved through a E2 

zone; 

 the proposal provides for the retention, protection and restoration of 

higher quality habitats within riparian areas to offset and m inim ise 

im pacts upon locally occurring flora and fauna; and 

 a detailed Ecological Site Managem ent Plan will be prepared and 

accom pany any proposal for developm ent of the site to detail 

m anagem ent requirem ents for retained vegetation and fauna habitats. 

The assessm ent concluded that the proposal will result in an im provem ent 

or m aintenance of biodiversity values as a result of the various biodiversity 

conservation proposals to be im plem ented as part of the rezoning proposal 

(these are provided as appendices within Annex C to this LES) and that the 

proposed developm ent is unlikely to have a significant effect upon 

threatened species. 

 Section 4.8 which addresses potential visual im pacts associated with the 

developm ent of the site.  The visual im pact assessm ent concluded: 
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 the ridgeline is the m ost visible aspect of the site when viewed from  the 

surrounding areas.  The retention of canopy trees on the ridgeline will 

reduce the visual im pact of any clearing undertaken; 

 the provision for larger lots on the southern and south eastern 

boundaries will provide a transition between the m ore densely 

developed valley near Kings Avenue and the adjoining rural residential 

and bushland areas; 

 a vegetation buffer to the north west boundary, the retention of 

appropriate vegetation in the two gullies and retention of views along 

the gullies from  Kings Avenue will retain current am enity and privacy 

for existing residents; and 

 the design of dwellings and landscaping should ensure contribution to 

the am enity of the streetscape (including screening of fencing, low open 

style fencing on site boundaries in the north east and consideration of 

roof colours).  

The im plem entation of the funding and recom m endations of the visual 

im pact assessm ent will ensure visual am enity and character of the locality 

is m aintained and im proved.  

 Section 1.4 where it is noted that a large area (27.28 hectares) of the site (51% 

of the site) which could be considered environm entally sensitive land is to 

be dedicated to Council and will becom e part of the Coastal Open Space 

System .  This dedication will enhance the achievem ent of objectives of the 

environm ental protection zoning. 

2.2 – Coastal Protection 

This direction applies to any draft LEP within the coastal zone and provides 

that a draft LEP shall include provisions that give effect to and are consistent 

with: 

 the NSW  Coastal Policy: A Sustainable Future for the New South W ales 

Coast 1997, and 

 the Coastal Design Guidelines 2003, and 

 the m anual relating to the m anagem ent of the coastline for the purposes of 

section 733 of the Local Governm ent Act 1993 (the NSW  Coastline 

Managem ent Manual 1990). 

An assessm ent of the consistency of the rezoning with the provisions of the 

above policies and guidelines has been undertaken within Sections 2.4.5, 2.4.6 

and 2.4.7 (also see Annex Q). 
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2.3 – Heritage Conservation 

This direction applies to any draft LEP and requires that a draft LEP contain 

provisions that facilitate the conservation of: 

 Item s, places, buildings, works, relics, m oveable objects or precincts of 

environm ental heritage significance to an area, in relation to the historical, 

scientific, cultural, social, archaeological, architectural, natural or aesthetic 

value of the item , area, object or place, identified in a study of the 

environm ental heritage of the area. 

 Aboriginal objects or Aboriginal places that are protected under the 

National Parks and W ildlife Act 1974, and 

 Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes 

identified by an Aboriginal heritage survey prepared by or on behalf of an 

Aboriginal Land Council, Aboriginal body or public authority and 

provided to the council, which identifies the area, object, place or landscape 

as being of heritage significance to Aboriginal culture and people. 

A search of the State Heritage Register revealed that there are no item s of 

W orld, National, State or Local heritage significance on, or in the vicinity of 

the site that would be affected by the rezoning.  The Aboriginal Cultural 

Heritage Significance Assessm ent undertaken as part of the LES (Section 4.6.1 

and Annex F) indicated that the archaeological sites noted during the survey 

can be protected if developm ent proceeds in the m anner indicated in the 

Concept Plan.  It is therefore considered that further consideration of this 

direction is not required. 

3.1 – Residential Zones 

This direction applies to any draft LEP that affects land within: 

 an existing or proposed residential zone (including alteration of any 

existing residential zone boundary); and 

 any other zone in which significant residential developm ent is perm itted or 

proposed to be perm itted. 

Clause 4 requires that a draft LEP shall include provisions that encourage the 

provision of housing that will: 

a) broaden the choice of building types and locations available in the housing 

market; 

b) make more efficient use of existing infrastructure and services; 
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c) reduce the consumption of land for housing and associated development on the 

urban fringe; and 

d) be of good urban design. 

Clause 5 provides that the draft LEP is also to: 

a) contain a requirement that residential development is not permitted until land 

is adequately serviced (or arrangements satisfactory to the council, or other 

appropriate authority, have been made to service it); and 

b) not contain provisions which will reduce the permissible residential density of 

the land. 

The rezoning is seeking to facilitate the creation of a unique hi – tech hom e 

business estate.  The com m unity title arrangem ents proposed as part of the 

rezoning will m ean that only those wishing to establish a hom e business and 

utilise the com m unity facilities are likely to reside within the estate.  A 

com pletely new type of housing stock will therefore be constructed.  This 

uniqueness adds considerably to the type of housing stock available and 

therefore the rezoning is consistent with the requirem ents of the direction. 

The water cycle m anagem ent plan (Annex G) provides an assessm ent of the 

capacity of existing infrastructure to adequately service the proposal.  It 

concludes the subject to som e m inor augm entation works, the existing 

infrastructure has the capacity to adequately service all elem ents of the 

proposed hi – tech hom e business estate without placing undue strain on 

Council’s capacity to provide services elsewhere in the surrounding area. 

Presently the provisions of clause 18(3)(e) of the IDO No. 122 provide for a 

m axim um  dwelling yield of 0.5/hectare, with the subdivision standard for the 

7(c2) zone being two hectare m inim um  lot size.  The rezoning will 

significantly increase the dwelling yield from  the site.  This increase in density 

is a result of seeking a balance between the need to provide for higher 

densities and increased housing stock choice, while recognising the 

environm ental constraints of the site. 

W hilst detailed designs are yet to be finalised (pending the outcom e of this 

LES), a com m unity m anagem ent statem ent which refers to architectural 

guidelines has been developed for the site (Annex H).  These have been 

developed in accordance with what is considered to be “good urban design” 

principles, utilising docum ent such as the New South W ales Coastal Design 

Guidelines 2003.  These provide for: 

 respect of the  environm ent of the site in the design processes and seek to 

foster ecologically sustainable outcom es; 
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 the preservation and enhancem ent of the existing landscape; and 

 the m aintenance of the highest possible aesthetic standards to assist in 

establishing Parkside@Terrigal as a desirable place to live and work. 

The rezoning is considered to be consistent will all elem ents of this direction, 

as well as the New South W ales Coastal Design Guidelines 2003 as 

dem onstrated in Section 2.4.6 (also see Annex Q). 

3.3 – Home Occupations 

This direction applies to any draft LEP and requires that it perm it hom e 

occupations to be carried out in dwelling houses without the need for 

developm ent consent.  The intent of the rezoning is to provide for the future 

creation of a hi – tech hom e business estate, catering specifically for the 

establishm ent and support of hom e businesses.   

Exem pt developm ent requirem ents within the rezoning provide site specific 

provisions which supplem ent the existing exem ptions for the developm ent of 

hom e occupations as contained within the GLEP 2009.  Developm ent under 

Com m unity Title will ensure that no house will be built that does not include 

a hom e business with a floor area of between 30 and 60 square m etres with a 

separate access and additional off street parking.   

The rezoning is therefore considered to be consistent with this direction. 

3.4 – Integrating Land Use and Transport 

This applies to any draft LEP that creates, alters or rem oves a zone or 

provision relating to urban land, including land zoned for residential, 

business, industrial, village or tourist purposes.  It requires that the draft LEP 

locate zones for urban purposes and include provisions that give effect to and 

are consistent with the aim s, objectives and principles of: 

 Im proving Transport Choice – Guidelines for planning and developm ent 

(DUAP 2001); and 

 The Right Place for Business and Services – Planning Policy (DUAP 2001) 

Critical objectives of these docum ents include: 

 reducing the growth in vehicle kilom etres travel; 

 im proving air quality and reducing greenhouse gas em issions; 
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 building m ore com pact cities; 

 prom oting econom ic developm ent and creating jobs; and 

 focusing on m axim izing accessibility (the ability  to undertake a range of 

daily activities with a m inim um  of travel), rather than m obility (the ability 

to m ove freely). 

The concept of a hi – tech hom e business estate will achieve these critical 

objectives through providing a centralized place of business and residence 

within the existing urban m osaic. 

A traffic im pact assessm ent was undertaken (Annex B), with a sum m ary of the 

outcom es being provided within Section 4.7.   

4.1 – Acid Sulfate Soils 

This direction applies to a draft LEP that will apply to land having a 

probability of containing acid sulphate soils as shown on the Acid Sulfate Soils 

Planning Maps.  As the Acid Sulfate Soils Planning Maps for the area show 

that there is no Actual or Potential Acid Sulfate Soils on the site, further 

consideration of this direction is not considered necessary. 

4.2 – Mine Subsidence and Unstable Land 

This direction applies to a draft LEP that perm its developm ent on land that: 

 is within a m ine subsidence district, or 

 has been identified as unstable in a study, strategy or other assessm ent 

undertaken: 

 by or on behalf of the council, or 

 by or on behalf of a public authority and provided to the council. 

As the site is not within a m ine subsidence district, or identified as unstable or 

land restricted by steep slopes, further consideration of this direction is not 

considered necessary. 

4.3 – Flood Prone Land 

This direction applies to a draft LEP that creates, rem oves or alters a zone or a 

provision that affects flood prone land.  There is land directly to the east that 

is proposed under GLEP 2009 to be zoned RE1 “Public Recreation” that 

contains flood prone land, however, the rezoning does not propose to change 

the boundary of this zone, nor does it change any provisions within existing 

planning instrum ents that relate to developm ent of flood prone land.  Further 

consideration of this direction is therefore not considered necessary. 
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4.4 – Planning for Bushfire Protection 

This direction applies to a draft LEP that affects, or is in proxim ity to land 

m apped as bushfire prone land.  This requires the following: 

 in the preparation of the draft LEP a Council shall consult with the 

Com m issioner of the NSW  Rural Fire Service under section 62 of the EP&A 

Act 1979 and take into account any com m ents so m ade; and 

 the draft LEP shall 

 have regard to Planning for Bushfire Protection 2006; 

 introduce controls that avoid planning inappropriate developm ents in 

hazardous areas; and 

 ensure that bushfire hazard reduction is not prohibited within the APZ. 

Section 4.4 sum m arizes the findings of a com prehensive bushfire risk 

assessm ent (Annex I) and that has been undertaken accordance with Planning 

for Bushfire Protection 2006.  A num ber of recom m endations have been 

incorporated in the concept plan.  It is considered that the relevant provisions 

of this direction have been adequately addressed by the rezoning. 

5.1 – Implementation of Regional Strategies 

This direction applies to land to which the following regional strategies apply: 

 Far North Coast Regional Strategy; 

 Lower Hunter Regional Strategy; 

 Illawarra Regional Strategy; 

 South Coast Regional Strategy; and 

 Central Coast Regional Strategy 

The site is affected by the Central Coast Regional Strategy.  As assessm ent of 

the proposal’s consistency with the provisions of this strategy has been 

undertaken and is provided within Section 2.4.2 and Annex Q. 

W hilst the site is not included within any key residential and em ploym ent 

land release m aps, the ability of the proposal to contribute to the attainm ent of 

social, environm ental and econom ic goals, whilst dem onstrating a high degree 

of consistency with objectives relating to the strategic developm ent of the area 

dem onstrates that the overall goals of the CCRS are being m et.   
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5.7 – Central Coast 

This direction applies to Gosford and W yong Councils and requires that a 

draft LEP be consistent with the Gosford – W yong Structure Plan (as 

approved by the Minister in Novem ber 1977) except as am ended by the 

Sydney Regional Environm ental Plan No 6 – Gosford Coastal Areas. 

The Gosford W yong Structure Plan has been superseded by the Central Coast 

Regional Strategy (see Section 2.4.2.) 

6.1 – Approval and Referral Requirements 

This direction is aim ed at ensuring that LEP provisions encourage the efficient 

and appropriate assessm ent of developm ent by m inim ising the inclusion of 

provisions that require the concurrence, consultation or referral of 

developm ent applications to a Minister or public authority.  No such 

concurrence, consultation or referral requirem ents are proposed. 

6.3 – Site Specific Provisions 

This direction aim s to discourage unnecessarily restrictive site planning 

controls.  A draft LEP that am ends another environm ental planning 

instrum ent in order to allow a particular developm ent proposal to be carried 

out shall either: 

 allow that land use to be carried out in the zone the land is situated on;  

 rezone the site to an existing zone already applying in the environm ental 

planning instrum ent that allows that land use without im posing any 

developm ent standards or requirem ents in addition to those already 

contained in that zone;  

 allow that land use on the relevant land without im posing any 

developm ent standards or requirem ents in addition to those already 

contained in the principal environm ental planning instrum ent being 

am ended; and 

 the draft LEP shall not contain or refer to drawings that show details of the 

developm ent proposal. 

The option of preparing the draft LEP without any reliance on a site specific 

am endm ent (usually known as a notwithstanding clause) is the option being 

pursued (except for the sm all am endm ent to clause 5.4(2) of draft GLEP2009).  

Pursuing this option m eans that there is general consistency with this 

directive. 
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2.4.2 Central Coast Regional Strategy 

Introduction 

The Central Coast Strategy (CCS) was released in draft form  for public 

com m ent by the Departm ent of Planning in Septem ber 2006 and form ally 

adopted on 26 June 2008.  The CCRS aim s to provide a regionally based, state 

directed, approach to the developm ent of a 25 year land use blueprint for the 

Central Coast area.  It aim s to create prosperous, liveable and vibrant 

com m unities supported by a range of living and em ploym ent opportunities 

which contribute to a com petitive and adaptable local econom y.  A num ber of 

challenges are identified in the strategy, including the provision of adequate 

infrastructure and services to accom m odate a growing population, the need to 

m inim ise im pacts on the ecological and biodiversity values of the local 

environm ent, careful consideration of the growth of urban areas within the 

region and the generation of the econom ic and em ploym ent activity needed to 

provide for the projected population growth.  The CCRS raises a num ber of 

m atters for consideration, prim arily the attainm ent of objectives and targets 

relating to the developm ent of housing and em ploym ent stock, as well as key 

sustainability criteria. 

W hilst the site is not included within any key residential and em ploym ent 

land release m aps, the ability of the proposal to contribute to the attainm ent of 

social, environm ental and econom ic goals, whilst dem onstrating a high degree 

of consistency with objectives relating to the strategic developm ent of the area 

dem onstrates that the overall goals of the CCRS are being m et as detailed 

herein.   

Centres and Housing 

Chapter 4 of the CCRS identifies that by 2031 an additional 16,500 people will 

settle within the Gosford LGA.  In providing housing for these people, 36% of 

new dwellings will be located within the Gosford regional city, 52% within 

town centres, villages and neighbourhoods, and the rem aining 12% as infill 

developm ent.  W hilst the site is not considered to fall within a centre (being 

outside of the centre definition as contained within the CCRS) it is considered 

that the proposed hi-tech hom e business park estate will aid in m eeting the 

52% target for additional housing stock located in town centres, village and 

neighbourhoods due to its location adjoining the existing urban m osaic of 

Terrigal.   

A num ber of key actions have been identified, an assessm ent of the 

consistency of the rezoning against the relevant actions has been undertaken 

and is provided within Annex Q. 
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Economy and Employment 

The CCRS identifies that the proportion of the adult workforce com m uting 

out of the Region for work has increased to over 25 percent.  The creation of 

local job opportunities, including an increase in em ploym ent self containm ent 

to reduce the need for out-com m uting, are key challenges identified in the 

CCRS for the Region.  Chapter 5 of the CCRS provides for m echanism s to 

provide for an additional 18,000 jobs within the Gosford LGA.  Strong focus is 

placed upon decreasing the am ount of out-com m uting that is currently 

occurring, and im plem enting a strategy that is flexible and able to adapt to the 

constantly changing nature of the workforce and the types of work it 

undertakes.  This is reflected in the stated desired outcom es of the Chapter 

which include: 

 local planning which responds to the dynam ics of econom ic change 

ensuring that there are sufficient strategic sites and em ploym ent lands to 

m eet industry dem and and to attract new investm ent; 

 well m anaged com m uting strategies, e.g. a relative increase in em ploym ent 

self containm ent m ay still result in an increase of com m uter travel over 

current levels; 

 im proved connections between regions – stronger links to Sydney m ay 

spur new em ploym ent opportunities in the region as it will induce 

additional investm ent; and 

 im proved m onitoring and consistency of data across the region – to allow 

job creation and investm ent strategies to be continually updated to respond 

to changing business environm ents and requirem ents.   

In providing additional em ploym ent places, 33% of new jobs will be located 

within the Gosford regional city, 50% within town centres, villages and 

neighbourhoods, and the rem aining 17% within designated em ploym ent 

lands.  W hilst the site is not considered to fall within a centre (being outside of 

the centre definition as contained within the CCRS) it is considered that the 

proposed hi-tech hom e business park estate will aid in m eeting the 50% target 

for additional em ploym ent num bers located in town centres, village and 

neighbourhoods due to its location adjoining the existing urban m osaic of 

Terrigal.  A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

Environment, Heritage, Recreation and Natural Resources 

The CCRS recognises the environm ental, heritage and recreational value of the 

region.  An ecological assessm ent (refer to Section 4.2) provides details on the 

vegetation, fauna and habitat present on the site in relation of the local area, as 

well as providing details on the likely im pacts of the proposal upon 

threatened species, vegetation and habitats within the local area.  The 
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proposed rezoning and subsequent developm ent will not directly im pact 

upon any areas of the known archaeological record (refer to Section 4.6). 

A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

Natural Hazards 

The CCRS recognises that som e areas m ay be subject to the effects of natural 

hazards such as flooding, coastal inundation and recession.  Due to the 

separation of the site from  the coastal foreshore, it is unlikely to be subject to, 

or contribute to any adverse im pacts arising from  coastal processes and 

hazards. An assessm ent of the proposals consistency with the objectives of 

Planning for Bushfire Protection was undertaken (refer to Table 4.3). 

A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

W ater 

Under the CCRS, Gosford Council is required to continue to incorporate 

appropriate water efficiency initiatives into planning strategies and 

developm ent control. 

The future developm ent of the site will incorporate a com prehensive water 

cycle m anagem ent plan which identifies strategies such as wastewater effluent 

recycling, storm water collection and reuse and the im plem entation of water 

quality m easures to treat storm water runoff.  The construction of the future 

dwellings will be undertaken in a m anner that exceeds the requirem ents set 

out within State Environm ental Planning Policy – BASIX.  This will 

significantly lessen the energy and water requirem ents when com pared to a 

standard residential housing estate. 

A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

Regional Infrastructure 

The CCRS identifies that a range of public and private infrastructure will be 

required to service new em ploym ent and residential areas as well as existing 

areas subject to ongoing growth and redevelopm ent.  It identifies that long 

term  planning for infrastructure, including water supply, road and rail 

transport is critical.   
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The existing water supply reticulation adjacent to the site should be able to 

accom m odate the proposed developm ent of the site, without the need for any 

m ajor upgrade of the local water supply system . 

Energy Australia has put in place a $405 m illion five year plan (2007-2012) to 

m aintain and im prove the perform ance of the electricity supply network 

within the Central Coast region.  This substantial investm ent will ensure that 

growth areas are able to be provided with a reliable supply of electricity. 

A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

Regional Transport 

The CCRS identifies that connecting centres to destinations such as recreation 

areas, schools and residential areas are vital to m aking centres and 

surrounding areas attractive places to live, work and invest.   

The traffic im pact assessm ent (refer to Section 4.7) concluded that the 

additional traffic generated by the developm ent can be accom m odated on the 

local road network and the local roads will rem ain within their road capacity 

lim its.  Additionally, two bus routes pass directly past the site, providing 

transport links to Erina, Terrigal, Gosford and to the rest of the greater 

m etropolitan area.  The prim ary identified im pact on the bus routes assessed 

will be to provide additional patronage to a key bus corridor thus enhancing 

viability.   

The concept plan that has been prepared provides pedestrian and cycling 

links through the site and into the COSS, significantly augm enting current 

access to the reserves for the local com m unity.  

A num ber of key actions have been developed, an assessm ent of the 

consistency of the rezoning against the relevant actions is provided within 

Annex Q. 

Sustainability Criteria 

Section 117 Directive 5.1 – Implementation of Regional Strategies requires that a 

draft LEP be consistent with the relevant Regional Strategy.  This includes the 

consistency of the location of the site with respect to the agreed growth areas 

as contained within the Strategy.  An assessm ent of the rezoning against the 

sustainability criteria contained within the CCRS has been included within 

Annex Q.  In sum m ary, the assessm ent against the Sustainability Criteria 

concluded: 
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 whilst infrastructure plans under the Gosford Regional City by Cities 

docum ent (as specified in the State Infrastructure Strategy) are yet to be 

developed, the services proposed for the site and docum ented in specialist 

reports in the annexures, dem onstrate that any developm ent of the land 

arising from  the rezoning is able to be adequately serviced without m ajor 

augm entation to the existing infrastructure; 

 the proposal has the potential to have a positive im pact on the regional 

road network given the high likelihood of reduced travel tim es.  Local 

traffic generation is expected to be sim ilar to a traditional housing estate.  

The site is in close proxim ity to the Terrigal CBD and Erina Fair.  Overall 

the proposal is anticipated to have a net positive im pact on the subregional 

road network and likewise the rail, bus and ferry networks should not be 

negatively im pacted; 

 the rezoning facilitates the developm ent of the site for the purposes of a hi 

– tech hom e business park.  This is a com pletely new form  of housing stock, 

adding to the housing diversity within the LGA; 

 the overall increased choice and num ber of em ploym ent opportunities 

likely to arise from  the proposal will lim it the am ount of com m uters who 

reside in the area yet work in the adjoining larger m etropolitan areas of 

Sydney and Newcastle; 

 the em ploym ent assessm ent estim ates that the hi – tech hom e business 

park will create a direct total of 220 full tim e equivalent (FTE) jobs, a 

further 220 national FTE jobs, as well as 1,105 FTE jobs during the 

construction phase.  This provides a significant contribution to the 

attainm ent of the subregional em ploym ent capacity targets; 

 developm ent arising from  the rezoning is capable of fully com plying with 

the provisions of Planning for Bushfire Protection 2006; 

 residential developm ent on the site is not proposed in areas subject to 

inundation during a 1 in 100 year flood; 

 dedication of large areas of the site to Council for inclusion in Council’s 

COSS acts to provide a buffer to adjoining rural residential land uses.  The 

relatively low key nature of the sm all hom e based businesses and the 

associated business hub is considered a com patible land use type; 

 a site analysis and an investigation of potential constraints and im pacts 

arising from  developm ent of the site has indicated that a large lot, low 

im pact hom e business estate is a suitable land use.  Areas of potentially 

physically constrained land will not be developed.  The site is not included 

within any farm land m apping projects as being significant agricultural 

land and the site does not contain any known productive resource lands; 
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 any subsequent developm ent of the site will have regard for the concepts of 

energy efficient urban design, with any dwellings needing to com ply with 

the provisions of State Environm ental Planning Policy (Building 

Sustainability Index: BASIX) 2004; 

 the hi – tech hom e business estate does not contain land uses that will 

degrade air quality.  Additionally, the provision of jobs within the Gosford 

LGA will lessen the am ount of out com m uting that takes place out of the 

region, thus reducing air quality im pacts associated with vehicle usage; 

 a water cycle m anagem ent plan has been prepared which aim s to im prove 

the environm ental condition for water quality and quantity consistent with 

com m unity water quality objectives and catchm ent and storm water 

m anagem ent planning;  

 no protected areas of Aboriginal cultural heritage are likely to be 

significantly im pacted on the site; 

 with som e m inor augm entation of existing infrastructure the site can be 

adequately serviced; and 

 the proposed rezoning provides for the retention and restoration of 

riparian vegetation; retention of areas of endangered ecological 

com m unities; retention and protection of areas of vegetation in good 

condition with high biodiversity values; retention of habitat linkages to 

conservation reserves; retention of habitat for threatened fauna species; 

im plem entation of a W ater Quality Managem ent Strategy; preparation of 

an Ecological Site Managem ent Plan and transfer of land to public reserve 

as part of the Coastal Open Space System .  This ensures that regionally 

significant vegetation within the site will be retained and im proved.   

The com plete Sustainability Criteria assessm ent is detailed in Annex Q. 

2.4.3 Gosford Vision 2025 

The Gosford Vision 2025 is an overarching strategic planning initiative that 

has been designed to help decide future paths that Council and the 

com m unity take to create a city where they want to live.  Following extensive 

com m unity consultation, the following key focus areas were developed: 

 creating econom ic opportunity and em ploym ent; 

 im proving transportation and infrastructure; 

 protecting the environm ent; 

 strengthening local and regional identity; 

 enhancing arts and culture; 
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 prom oting health and safety; 

 supporting fam ilies, youth and the elderly; 

 expanding education and skills developm ent; and 

 m anagem ent of the future. 

W ith regards to the proposed rezoning, the following key areas are considered 

m ost relevant; 

 creating econom ic opportunity and em ploym ent; 

 im proving transportation and infrastructure; 

 protecting the environm ent; and 

 m anagem ent of the future. 

An assessm ent of the proposal against these provisions has been undertaken 

and is provided within Annex Q.  

2.4.4 New South W ales Coastal Policy 1997 

In accordance with Section 117(2) Direction No. 6 – Coastal Protection, in 

preparing a draft LEP, Councils in the coastal zone are required to include 

provisions that give effect to and are in accordance with the NSW  Coastal 

Policy 1997. 

The NSW  Coastal Policy 1997 is a guide for land use decision m aking in the 

designated coastal zone.   

It recognises that the coast is the focus of intense pressures from  hum an 

activity and that there are a large range of com peting interests for its 

resources.  A decision m aking approach based on ecologically sustainable 

developm ent seeks to reconcile these com peting interests. 

The Coastal Policy has nine goals, which are: 

 to protect, rehabilitate and im prove the natural environm ent; 

 to recognise and accom m odate natural processes and clim ate change; 

 to protect and enhance the aesthetic qualities of the coastal zone; 

 to protect and conserve cultural heritage; 

 to prom ote ecologically sustainable developm ent and use of resources; 

 to provide for ecologically sustainable hum an settlem ent; 
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 to provide for appropriate public access and use; 

 to provide inform ation to enable effective m anagem ent; and 

 to provide for integrated planning and m anagem ent. 

Part B “Im plem entation” of the policy provides a fram ework with which to 

undertake an assessm ent of a draft LEP’s consistency with the provisions of 

the Policy.  The tables provided within this part of the policy detail a num ber 

of strategic actions and the bodies responsible for their im plem entation.  The 

assessm ent of the consistency of the rezoning with the policy has been lim ited 

to those strategic actions which are identified for im plem entation by either the 

local councils, or the Departm ent of Planning (referred to as the Departm ent 

of Urban Affairs and Planning within the docum ent).  These are specifically 

identified within Table 1 “Strategic Action Relevant to the Preparation of 

LEP’s” as contained within Appendix C of the Policy.  An assessm ent of the 

proposals consistency with these provisions has been undertaken and is 

included within Annex Q. 

W ith regards to Table 3 “Design and Locational Principles for Consideration 

in LEP’s, DCP’s and Developm ent Control”, these considerations relate 

prim arily to developm ent of sensitive coastal foreshore locations.  As the site 

is not a sensitive coastal foreshore location, these design and locational 

principles do not require further consideration.  

2.4.5 Coastal Design Guidelines for New South W ales 

The Coastal Design Guidelines for NSW  (2003) provide a fram ework for 

discussion and decision m aking involving coastal planning, design and 

developm ent proposals. 

The docum ent is divided into three parts.  Part one describes the concept of 

determ ining a hierarchy of coastal settlem ents and how this relates to 

planning within the local area.  It defines seven coastal types which can be 

used to analyse and understand urban developm ent along the NSW  coast.  It 

also discusses the m ajor issues facing each settlem ent type, current and future 

opportunities for each settlem ent type and the desired future character of the 

settlem ent.  Part two explains com ponents of a settlem ents structure in the 

form  of design guidelines.  Part three provides a general discussion on the 

future of the guidelines. 

Part 1 – Hierarchy of Settlement 

The Policy recognises that all settlem ent types exhibit differences in term s of 

size, servicing, infrastructure and em ploym ent opportunities, as well as urban 

and natural characteristics.  For this reason, a hierarchy of settlem ent types 

have been identified, recognising that all settlem ents are interconnected and 

interdependent. 
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The rezoning form s part of an urban corridor that is considered to be part of a 

coastal city as defined by the Policy.  The prim ary identified challenge for the 

continued growth and success of coastal cities is the need to balance the 

requirem ent to accom m odate growth which recognises the need to retain the 

existing character.  This includes consideration of the scale of developm ent 

relative to the existing environm ental context, views, access, transport and 

am enity.  The future desired character of these coastal cities can be described 

by referring to six elem ents: 

 relationship to the environm ent; 

 visual sensitivity; 

 edges to water and natural areas; 

 streets; 

 buildings; 

 heights 

A checklist of the consistency of the rezoning with the elem ents is provided in 

within Annex Q. 

2.4.6 Coastal Management Guidelines 

The Coastal Managem ent Guidelines have been put in place to assist in the 

im plem entation of the Coastline Hazard Policy.  The Coastline Hazard Policy 

introduces a range of planning and structural m easures which provide for: 

 the establishm ent of a statewide m anagem ent system  which requires 

balanced m anagem ent of the coastline; 

 the control of the potential for losses in new developm ent through the 

application of effective planning controls designed to ensure that the 

developm ent is com patible with the hazards; 

 a reduction in the im pact of hazards on existing developm ent areas 

through the construction of protective works and/or the voluntary 

purchase of properties at equitable prices; and 

 the construction of beach im provem ent works to protect or enhance the 

recreational am enity of the States m ost heavily used beaches. 

As the site is not located in a coastal foreshore setting subject to significant 

natural coastal processes and hazards, further consideration of these 

guidelines is not considered necessary. 



 

 

ENVIRONMENTAL RESOURCES MANAGEMENT AUSTRALIA 0050265LES/FINAL/20 DECEMBER 2010 

56 

2.5 GOSFORD CITY COUNCIL LOCAL POLICIES AND PLANS 

2.5.1 Gosford City Council Rainforest Policy 

This policy aim s to recognise the particular value of rainforests to a natural 

biological system  and the suites (dry, galley, gully and littoral) that occur 

within them .  It provides for detailed vegetation m apping and assessm ent 

criteria for developm ent assessm ents and rezonings.  All rainforest areas 

across the LGA are identified either through the m apping as shown in 

Attachm ent 1 of the policy, or as a species com position description.  

The Gosford City Council Rainforest Policy requires the preparation of a 

Statem ent of Environm ental Effects (SoEE) where a developm ent application 

falls within or adjacent to an area m apped as rainforest under the policy to 

determ ine the im pact of the proposal upon that rainforest area.  Ecological 

assessm ents undertaken as part of the LES (see Annex C) identified riparian 

and rainforest vegetation within the site, including rainforest species 

identified within the Rainforest Policy.  A SoEE has been prepared in 

accordance with the Rainforest Policy (see Annex T).  

2.5.2 Gosford City Council Landscape and Vegetation Management Policy 

This Policy aim s to achieve a physical environm ent which capitalizes on the 

landscape qualities of the natural topography and vegetation of the Central 

Coast and accom m odates appropriate developm ent.  Section 7.6 requires 

requests to Council for rezoning to include details of the vegetation on the 

land.   

An ecological site assessm ent (Section 4.2 and Annex C) was undertaken which 

identifies all flora occurring on site.  This is accom panied by an Ecological Site 

Managem ent Plan and Vegetation Managem ent Plan for im plem entation such 

that the landscape and environm ental qualities of the site are retained. 

2.5.3 Gosford City Council Erosion/Sedimentation Control Policy 

This policy has been designed to m inim ise the erosion of soil and the pollution 

of waterways and bushland from  any eroded sedim ent.  A code of practice 

(Code of Practice: Erosion and Sedim ent Control) was subsequently prepared 

which sets uniform  soil and water m anagem ent standards and a guide to their 

im plem entation and enforcem ent.  An erosion and sedim ent control plan 

prepared in accordance with the code is required to be developed for 

subm ission with each developm ent application. 

At this stage of the process, whilst a concept proposal is being put forward no 

developm ent application has been lodged.  Therefore an erosion and sedim ent 

control plan is not required to be subm itted. 
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2.5.4 Gosford City Council Policy on Rezoning Conservation Land 

This Policy was developed to supplement the provisions of the IDO No. 122 

which currently applies to the land.  Large parcels of 7(a) Conservation and 

Scenic Protection (Conservation) zoned land outside the Coastal Open Space 

System are viewed by Council as being an important part of the landscape 

with existing planning controls implemented to ensure that they remain 

largely undeveloped.  The Rezoning Conservation Land Policy was 

introduced to ensure that any Draft Local Environmental Plan (DLEP) was 

subject to intensive investigations prior to any LEP being gazetted. 

The objectives of the Policy are: 

 to define objectives for the conservation zone to ensure the long term 

preservation of the scenic and environmental qualities of the region to 

ensure DLEP’s are consistent with the prescribed objectives; and 

 to establish criteria to be used by Council to assess requirements to prepare 

DLEP’s primarily for the purpose of providing dedication of strategically, 

environmentally and scenically important land for the community benefit 

in exchange for additional development rights having regard to the lands 

attributes pertaining to the zone boundary of the 7(a) conservation zone. 

The 7(a) component of the site has been zoned E2 under the provisions of 

draft GLEP 2009 and the majority is proposed to be rezoned to RE1 and 

dedicated to Council as part of any draft LEP.  An additional area in the north 

west portion of the site containing a mapped rainforest community is 

proposed to remained zoned E2.  However, components of the site, zoned 7(a) 

are proposed to be rezoned R2 (refer to Figure 1.4).  Due to this, the 

requirements of the policy pertaining to zone objectives and submission of 

studies such as land capability studies, flora and fauna assessment, visual 

analysis and bushfire hazard assessment, have been undertaken for such areas 

and the remainder of the site. 

The underlying intent of the policy, along with Clause 18(4) and 18(5) of the 

IDO No. 122 has been examined with regards to the proposal.  IDO No. 122 

and the Policy (which has presumably been developed to aide in 

interpretation and implementation of the provisions of Clause 18(4) and 18(5)) 

allow for a transfer of development rights where dedication of land is 

occurring as part of a rezoning application in instances where the 

appropriateness of the delineation of the 7(a) boundary is being questioned.  It 

is also relevant in relation to subdivision applications, particularly in the case 

of land zoned 7(c2) and 7(a) in the same ownership.  Clause 18(5) allows for 

the 7(c2) land to be subdivided into one hectare portions (as compared to two 

hectare portions as required by Clause 18(3)) where 7(a) land is being added 

to the COSS.   
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In this particular instance, the zone boundary of the 7(a) area is not being 

altered.  The rezoning is simply seeking more intensive development of the 

area currently zoned 7(c2) into lots below the one and two hectare 

development standards as defined within the IDO No. 122.  Should a draft 

LEP proceed, then the dedication of 27.2 hectares of 7(a) land to the Council, 

(a form of transferable development rights, as is the underlying intent of the 

policy) will take place and the COSS will have been enhanced (see Annex D). 

This contribution will provide a link within the COSS which will allow 

residents of Avoca Beach to access the Kincumber Mountain Reserve via 

Picketts Valley Road.  As an additional offset, Crighton Properties will 

undertake rehabilitation/bush regeneration works within the current 7(a) 

zone prior to dedication to ensure that the site is able to positively contribute 

to the ecological functionality of the COSS. 

2.5.5 Gosford City Council Biodiversity Strategy 

This policy aims to conserve the diversity and abundance of locally occurring 

native plants, animals and micro-organisms in Gosford City at the genetic, 

species and ecosystem level.  W ith regards to the rezoning process, the policy 

requires: 

 Council actively support, exercise and promote the principles of 

ecologically sustainable development in the assessment of all rezonings; 

 when assessing rezonings, ensure that ecological processes and ecosystem 

functioning are not impact adversely by any proposed development or 

activity; and 

 ensure that rezonings consider the requirements of approved recovery 

plans and threatened species assessment and protection. 

Additionally, the following key strategies are developed to protect and 

promote biodiversity: 

 protect and conserve biodiversity and maintain ecological processes; 

 integrate biodiversity conservation and natural resources management; 

 educate and involve/consult the community; 

 collect information and improve knowledge and research;  

 identify, prevent and mitigate the cause of bio – threatening processes; and 

 allocate resource and develop a biodiversity operational plan. 

An ecological site assessment was undertaken (see Section 4.2 and Annex C) to 

determine the impacts of the rezoning and ascertain if development can be 

undertaken in a manner that accords with the principles outlined by the 

Policy.  This assessment was undertaken in accordance with the requirements 
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of the EP&A Act 1979 and the Threatened Species Conservation Act 1995 and 

addressed all key elements as required by the Policy.  Key findings of the 

assessment with regards to principles of biodiversity were: 

“In relation to the subject site and proposed rezoning the first strategy (Protec and 

Conserve Biodiversity and M aintain Ecological Processes) is the most appropriate.  In 

this regard the following actions identified for this strategy are relevant: 

1) Enable biodiversity conservation to be taken into consideration in Council’s 

strategic planning; 

2) Environmental zoned lands need to be retained with current minimum lots 

area standards to enable the lot sizes to allow sufficient space for land uses to 

occur without loss of biodiversity; 

3) The land zoning and permitted land uses within identified vegetation and 

wildlife corridors and riparian habitats need to reflect the biodiversity values; 

4) Consider biodiversity criteria for conserving areas of high biodiversity 

working towards maintenance and enhancement of existing biodiversity as a 

key priority with the aim of no net loss in development assessments and future 

LEP’s; 

5) Council to consider the development of an offset policy in accordance with 

Department of Environmental and Climate Change – biobanking; 

6) Identify, protect and manage wildlife and vegetation corridors to maintain 

biodiversity. 

These actions have been incorporated into the assessments undertaken and 

consideration of the impacts on biodiversity.  The current proposal endeavours to 

retain areas of higher biodiversity value and concentrate development within areas of 

low to moderate biodiversity values.  Areas of the site which have been recognised as a 

priority area for inclusion in the Coastal Open Space System are proposed to be 

transferred to Council for extension of the Kincumba M ountain Reserve.” 

2.5.6 Terrigal Lagoon Management Strategy 

The Coastal Lagoon Management Plan is a document that presents a series of 

strategies for the management of the four coastal lagoons of W amberal, 

Avoca, Terrigal, Cockrone and their respective catchments.  The site is within 

the catchment of the Terrigal Lagoon. 

The specific management objectives for the Terrigal Lagoon are: 

 manage, develop, protect, restore, enhance and conserve the environmental 

character of the lagoon and the catchment; 
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 promote environmentally sensitive areas; 

 promote the ecological sustainability of the lagoon and catchment; 

 to implement management strategies that reflect the integration of 

flooding, water quality and marine lagoon ecology; and 

 to promote the cultural features of the lagoon and catchment. 

The use of water sensitive urban design principles in conjunction with the 

reuse of wastewater and stormwater will achieve a 50% reduction in the 

demand for potable water relative to a comparable standard urban area.  

Active management of stormwater run – off from the site during construction 

works will ensure that there are no unacceptable discharges from the site. 

Basic elements of the W ater Cycle Management Plan applicable to the lagoon 

management plan include: 

 mechanisms to be put in place that will collect and treat the rainfall runoff 

from pavement and landscaped areas, prior to it discharging into the creek 

and existing dams; 

 semi permanent measures to be put in place during construction processes 

based upon guidelines prescribed by Managing Urban Stormwater Soils 

and Construction; 

 permanent measures will include grass lined inter – allotment bio – swales, 

grass lined overland flow paths and buffer strips; 

 at the subdivision level minor gross pollutant traps and wetlands/ponds 

making use of the existing dams will be used to ensure that there are no 

unacceptable discharges from the development site; and 

 post development flows will match pre development flows from the 

catchment area. 

2.5.7 Development Control Plan 89 – Scenic Quality 

DCP 89 provides more details with regards to the implementation and 

management of the scenic qualities of Gosford and applies when a 

development application or rezoning application is prepared.  The key 

elements of the DCP are contained within Section 2 “Overview of 

Development Control Plan” and include: 

 protection of vegetated ridgelines and upper slopes; 

 new development to have regard to character of areas both built and 

natural; 

 retention of non – urban breaks between urban areas; 
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 ensuring built environment does not dominate landscape features in non – 

urban areas; and 

 highlighting the quality of particular areas. 

Due to the visual diversity within the Gosford City LGA the DCP segregates 

the area into distinct visual geographic units.  The site is contained within the 

North Coastal – Terrigal geographic unit, with the visual landscape being 

identified as being of regional significance.  Given the E2 and E3 zoning of the 

site, the impacts of development of the site on the visual environment has 

been identified as one of the primary issues requiring assessment.  A 

comprehensive visual assessment has been undertaken (Annex N), as 

discussed within Section 4.8.   

According to the DCP, this geographic unit has the following qualities: 

Landscape Character 

The Terrigal Landscape Unit is strongly enclosed as a result of landform 

characteristics and contains the most urban of the coastal settlements of Gosford 

centred on the beach, Terrigal Haven and The Skillion and surrounding the Lagoon.  

As a result of the landform and vegetation characteristics, the landscape and 

development is co – dominant.  The Terrigal areas comprises significant coastal 

landscape features including the beach to W amberal Lagoon and foreshore areas and 

The Skillion.  The primary urban and commercial areas concentrate on the sea side of 

the lagoon while the area to the west is more suburban and surrounded by rural – 

residential hinterland.  The rural – residential hinterland occupies higher ground in 

the unit and provides a natural backdrop to the unit and a contrast to highly 

urbanised sections of the unit. 

Scenic Conservation Issues 

The maintenance of scenic character requires careful attention to the siting and scale 

of urban elements so as not to overpower the natural elements of the lagoon, beach and 

surrounding natural backdrop.  Particular attention needs to be paid to maintaining 

co –dominance of the landscape and development with regard being given to retention 

of Scenic Protection and Conservation zoned backdrop to the unit.  Conservation 7(a) 

zoned lands in these areas act as the hinterland to the coastline and are intrinsic to the 

scenic qualities of the region.  The 7(a) land also adds “definition” to localities and 

contributes to overall perception of the coastal environment. 

Absorption Capacity 

M oderate to high for residential uses on the lower slopes, lower on the upper slopes 

and ridges and low in the beach front, headland slopes and lagoon areas. 
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Visual Sensitivity 

High in the lagoon margins, beach front, sand spit and headland areas and rural – 

residential hinterland/ 

Statement of Significance 

The area is of regional scenic value.  It exhibits a wide range of coastal environments 

of outstanding beauty within a discrete area, is a tourist destination with a long 

history and has a mixture of natural and human elements of great charm. 

An assessment of the proposal’s consistency with the objectives of DCP 89 is 

included within Annex Q. 

2.5.8 Development Control Plan 163 – Geotechnical Requirements for Development 

Applications. 

DCP 163 aims to provide detailed guidelines for the submission of 

geotechnical reports to support development applications.  Specifically, the 

objectives are: 

 to provide a management strategy for development in areas in the city 

identified as having landslip potential; 

 to establish guidelines relating to the development of quarry areas within 

the city; and 

 to provide guidelines on the content and form of geotechnical reports 

submitted to Council. 

W ith regards to the rezoning, the DCP does not specifically require a 

geotechnical assessment be presented to Council.  This is only a requirement 

of the DCP when a development application has been lodged.  However, a 

geotechnical/landslip assessment has been undertaken to ensure that there 

are no geotechnical constraints inherent within the site that will limit its 

development potential (see Annex K).  See Section 4.1 for a summary of the 

findings of this report.  

2.5.9 Draft Gosford Residential Strategy 

The Draft Gosford Residential Strategy was developed in conjunction with 

draft GLEP 2009 and is used to supplement both this and the Central Coast 

Regional Strategy.  The Central Coast Regional Strategy clearly identified that 

for Gosford, all new development will be located within existing urban areas 

this continuing the urban consolidation policies first released in the 1980’s.  

This document, aims to promote the development around compact urban 

areas to reduce urban sprawl and to retain bush and rural landscapes.  The 
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strategy identifies a number of trends and drivers that shape the demand for 

amount and type of urban land.  These are: 

  population growth; 

  household change; 

 sustainable growth; 

 infrastructure capability; 

 housing affordability; 

 physical limitations; and 

 economic opportunity. 

Arising from this, a number of objectives were developed which are to be 

utilised when giving consideration to the release of land for urban 

development.  An assessment of the proposal against the objective and goals 

of the strategy is included within Annex Q. 

2.5.10 Draft Gosford Development Control Plan 2009 

The draft Gosford Development Control Plan 2009 (draft GDCP) seeks to 

consolidate the existing development control plans (DCPs) into one guiding 

document that is consistent with the draft GLEP 2009.  The aims and 

objectives of the draft GDCP are: 

 ‘to identify Council's expectations and requirements for development within 

Gosford local government area and build upon the Gosford LEP 2009 by providing 

detailed objectives and controls for development; 

 to ensure that all development is consistent with the desired character of the 

surrounding neighbourhood; 

 to identify approaches and techniques which promote quality urban design and 

architectural outcomes in Gosford local government area; 

 to promote best practice and quality environmental outcomes.’ 

The draft GDCP provides detailed guidance and specific controls for 

development across the local government area.   An assessment of the 

proposal against the objectives and goals of the draft GDCP is included within 

Annex Q.   
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3 ECONOMIC AND SOCIAL IMPACT ASSESSMENT 

3.1 PILOT PROJECT 

Crighton Properties are proposing to construct what is essentially a pilot 

project and then facilitate the monitoring of the success of the project.  The 

concept has been the subject of a discussion paper compiled by Dr Tony 

Gilmore, Research Policy Manager of the Planning Research Centre at the 

University of Sydney, entitled “Creating a W ired Home Business Community 

on the Central Coast” (Gilmour 2005, Annex L). 

There are four distinct elements of this proposal which in coming together 

make it a unique concept.  These four distinct elements are described below: 

 the consolidation of 145 home based businesses within a master planned 

Community Title subdivision.  This has a number of benefits relating 

specifically to business development, growth in employment opportunities 

created by the proposal as opposed to a traditional residence based estate, 

and the subsequent facilitation of growth of the local, regional and national 

economies; 

 provision of a dedicated business support hub containing meeting rooms, 

conference facilities, clerical support and other business related support 

facilities.  Such a support hub will attract both established and growing 

businesses, allowing for a cooperative and streamlined approach to small 

business development; 

 the community will be a wired community, using high speed broadband 

connectivity to link all the houses and community facilities within the 

estate to provide for ease of access to information.   This concept is being 

increasingly utilised in master planned residential communities.  Examples 

include Blacksburg, Virginia, in the United States of America which on its 

establishment in 1992, was considered to be one of the earliest wired 

community (Gilmour 2005).  Connected residents can readily obtain 

information on local health care, clubs, societies, and community news.  

Examples within Australia include the Brookwater Estate in Queensland, 

and the Aurora Estate in Melbourne.  Both these are master planned 

residential communities with a strong emphasis being placed on provision 

of high speed broadband; and 

 an identified deficiency in most of the “wired communities” that have been 

developed over the world in the past 15 years is the lack of follow up 

monitoring being undertaken to discover whether they have achieved their 

economic or environmental objectives (Gilmour 2005).  The 

Parkside@Terrigal concept has been developed in a partnership which will 

allow for a well developed, structured, long term monitoring program to be 

put in place.  Monitoring will be undertaken by the University of Sydney’s 

Planning Research Centre, managed in conjunction with the “Central Coast 
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Campus”, which is a partnership between the Central Coast Community 

College, TAFE NSW  Hunter College and the University of Newcastle.  

Sydney University will focus on issues of urban planning with the Central 

Coasts Campus’s Faculty of Information and Communications Technology 

assisting with technology advice and the success of the community 

intranet. 

3.2 NEED FOR PROPOSAL 

There are a number of identified needs which the Parkside@Terrigal 

development provides an opportunity to address.  These needs arise primarily 

from well documented issues facing the Central Coast region, as well as the 

changing demographic for Australia as a whole, and relate primarily to the 

following: 

 provision of more employment opportunities on the  Central Coast; 

 provision of a greater diversity of employment opportunities on the 

Central Coast; 

 accommodation of the growing trend towards small and home based 

businesses within Australia;  

 achievement of strategic planning outcomes through the provision of 

housing stock along with employment opportunities; and 

 facilitation of the economic growth of the Gosford LGA. 

3.2.1 Employment 

The Central Coast Regional Strategy (CCRS) identifies a number of hurdles 

that will need to be overcome in order to promote for the orderly sustainable 

development of the Central Coast region over a 25 year period.  The strategy 

aims to create prosperous, liveable and vibrant communities supported by a 

range of living and employment opportunities which contribute to a 

competitive and adaptable local economy. 

A number of challenges are identified in the CCRS including the provision of 

adequate infrastructure and services to accommodate a growing population, 

the need to minimise impacts on the ecological and biodiversity values of the 

local environment, careful consideration of the growth of urban areas within 

the region, and the generation of the economic and employment activity 

needed to provide for the projected population growth.  Key considerations 

within the CCRS as they relate to employment generation and economic 

growth consist of: 
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 the provision of increased employment opportunities and greater diversity 

of jobs and sufficiently zoned land to enable the region’s economy to 

become more robust and adaptable.  The proposed development seeks to 

encourage investment, job creation and subsequent generation of economic 

growth; 

 regional transport networks and the location of future employment 

opportunities must support economic growth and maximise the efficiency 

of transport movement; and 

 the region needs to take advantage of its location between the global city of 

Sydney and the regional city of Newcastle, whilst increasing local 

employment to reduce commuting.  It aims to reduce the number of these 

commuters by providing more local jobs and strategically targeting 

employment types that support the greater Metropolitan area. 

It is anticipated that in order to address these key concerns, an additional 

35,000 full time jobs need to be created within the region.  The CCRS identifies 

a number of key areas where employment land can be created.  This includes 

6,000 jobs in Gosford, 4,500 jobs in the Tuggerah/W yong area, 7,500 jobs in 

the North W yong Shire Structure Plan Area, and 6,000 jobs in other identified 

employment land.  The remaining jobs (11,200) are to be provided throughout 

the region. 

Following on from the challenges identified in the CCRS, the Regional 

Economic Development and Employment Strategy (REDES) was prepared 

and publicly released by the Premier in early 2010.    

The REDES provides strategic direction to generate the jobs identified in the 

CCRS, and a framework for sustainable economic development and job 

generation in the region.  The following strategies are identified in the REDES: 

 attracting new businesses and supporting existing businesses; 

 improving the training and skills development opportunities; 

 increasing research, knowledge and innovation; 

 ensuring appropriate planning processes and land supplies; 

 planning for regional economic centres; 

 providing new infrastructure; and 

 marketing the region as an attractive business location. 

An assessment of the contribution that the rezoning makes to these strategies 

has been included in Table 3.1. 
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Table 3.1 Consistency with the Regional Economic Development and Employment 

Strategy (REDES)  

Strategy Proposal 

Strategy 1. Strengthening the Regional 

Econom y 

Securing new jobs and supporting existing 

jobs by: 

• Facilitating employment growth associated 

with population growth; 

• Building on existing advantages in food 

production, logistics, manufacturing and 

tourism; 

• Creating new advantages through clusters in 

the health, green industries and ageing sectors. 

Attracting new businesses to the region, 

especially in the following sectors: 

• Food production and associated services; 

• Logistics and associated services; 

• Manufacturing; 

• Tourism; 

• Government agencies; and 

• Call and service centres. 

Supporting business growth by developing 

existing sm all and m edium  sized enterprises 

(SM Es) through: 

• Business mentoring programs; 

• Business development programs; 

• Active business incubators; and 

• Business training programs. 

It is considered that the proposed rezoning to 

facilitate the hi-tech home business park will 

positively contribute to meeting these 

employment and economic aims. The Parkside 

concept provides for 145 dwellings all of 

which will accommodate a home based 

business activity, all with access to facilities 

within the business hub such as technological 

support facilities, stationary and business 

needs, meeting rooms and an on – site 

manager to program resource usage and 

business resources.   

 

The Parkside development will serve as a 

business incubator and encourage the 

establishment of small to medium enterprises. 

The co-location of these SMEs has the 

potential to provide business mentoring and 

training opportunities. 

Strategy 2. Developing Future Skills  

• Designating the Central Coast as a learning 

region by: 

• Establishing a Central Coast Learning Region 

Network, which will promote a learning 

culture, create community awareness and an 

increase in take-up of education and training. 

Boosting skills through: 

• Sector skills action plans covering skill 

shortages, emerging industries and small 

business and establishing business education 

partnerships. 

Strengthening business/education 

partnerships by: 

• Brokering business engagement with schools; 

• Ensuring young people develop skills for 

future employment; and 

• Increasing uptake of vocational education and 

training (VET) in schools programs, work 

experience and apprenticeships. 

Providing targeted skills program s focused on: 

• Re-skilling mature aged workers; 

• Providing work skills for disadvantaged 

people; 

• Developing new skills for displaced workers; 

and 

• Developing employment skills within 

The Parkside development has the potential to 

provide education opportunities for young 

people in industries and fields that have not 

traditionally been established on the Central 

Coast.  The co-location of multiple small 

businesses at Parkside will provide a 

showcase of diverse business endeavours, and 

could act to ‘seed’ new skills into the region.   

 

 

 

 

 

 

 

 



 

 

ENVIRONMENTAL RESOURCES MANAGEMENT AUSTRALIA 0050265LES/FINAL/20 DECEMBER 2010 

68 

Strategy Proposal 

indigenous communities. 

Strategy 3. Increasing knowledge and 

innovation through: 

Developing research program s focused on: 

• Existing sectors, such as health sciences, 

education, sports science, coastal ecologies and 

agribusiness; and 

• New sectors, such as green industries - 

environment and energy, ageing and logistics. 

Establishing knowledge precincts by: 

• Creating education/research precincts at 

Ourimbah and in the strategic centres of 

Gosford and Tuggerah-W yong. 

Establishing a Central Coast Research Centre 

focused on: 

• Facilitating innovation in local business 

through research linkages and new programs; 

and 

• Monitoring trends in the region. 

Encouraging innovation by: 

• Creating new knowledge business; 

• Developing and strengthening innovative 

businesses; and 

  Developing business linkages. 

Parkside will provide the ideal opportunity to 

establish small businesses in the region. The 

co-location of multiple small business around 

the hub of Parkside has the potential to 

generate linkages between local business and 

encourage local business innovation. The 

unique concept will provide for an increased 

diversity in employment types and choices. 

 

In addition to allowing for the establishment 

of small home based operations, the possibility 

will exist to branches/outposts of larger 

national or multinational organisations to 

establish themselves in the area.  The 

technological services provided within the 

estate will allow all these businesses to have 

reliable access to information through the 

internet. 

Strategy 4. Ensuring an adequate supply of 

lands for em ploym ent  

Ensuring land supply by: 

• Developing an up to date understanding of 

both current land supply and future land 

supply opportunities; and 

• Developing a strategic framework for the 

future delivery of lands for employment. 

Stream lining planning processes by: 

• Identifying strategic projects; 

• Implementing streamlined approval 

processes; 

• Continuing to implement the State 

Government’s reforms to the NSW  planning 

system; and 

• Facilitating the timely delivery of major 

development proposals and ensuring an 

ongoing supply of land for employment. 

The rezoning to enable the proposed hi – tech 

home business estate could form part of future 

strategic framework for employment land 

supply. 

 

 

Strategy 5. Focus on centres developm ent  

• Creating sustainable centres as major 

employment hubs; 

• Developing key centres in accordance with 

the Central Coast Regional Strategy; 

• Developing a stronger network of new, 

revitalised and vibrant centres across the 

region; 

• Providing suitable locations for small 

business; 

• Ensuring suitable commercial space is 

available to attract larger employers to the 

region; and 

• Providing suitable commercial and retail floor 

Parkside will provide the ideal opportunity to 

establish small businesses in the region. The 

development is designed to function as an 

incubation unit for business, with businesses 

migrating out to the centres nearby when they 

have ‘outgrown’ the development. 
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Strategy Proposal 

space in lower order centres. 

Strategy 6. Provision of infrastructure to 

support econom ic growth  

• Developing a regional infrastructure plan 

covering road links, rail, public transport, 

telecommunications, water and energy; and 

• Advocating for the Central Coast to be a 

priority region for the national broadband 

network. 

The proposed home business park will utilise 

existing infrastructure as it is located in an 

already serviced urban corridor between two 

centres, Erina and Terrigal.   

 

The high speed internet and communication 

facilities provided under the proposal will 

deliver telecommunications infrastructure and 

support economic growth.  

Strategy 7. M arketing the region as a business 

location 

• Positioning the Central Coast as a business 

location; 

• Developing marketing tools for broader use; 

and 

• Developing coordinated investment attraction 

marketing. 

Parkside has the potential to be showcase 

development, illustrating to the business 

community the opportunities provided by the 

co-location of hi-tech business facilities and 

homes. The development could be used to 

market the region to future investors looking 

to develop a similar type of real estate.  

Parkside may provide economic benefits as a 

as a demonstration of a hi-technology project 

 

It is considered that the proposed rezoning to facilitate the hi-tech home 

business park estate will positively contribute to meeting the employment and 

economic aims of the CRCS.  The concept provides for 145 dwellings all of 

which will accommodate a home based business activity, all with access to 

facilities within the business hub such as technological support facilities, 

stationary and business needs, meeting rooms and an on – site manager to 

program resource usage and business resources.  The unique concept will 

provide for an increased diversity in employment types and choices in 

accordance with the CCRS.  In addition to allowing for the establishment of 

small home based operations, the possibility will exist to branches/outposts of 

larger national or multinational organisations to establish themselves in the 

area.  The technological services provided within the estate will allow all these 

businesses to have reliable access to information through the internet. 

The employment and economic impact assessment prepared for this project 

estimated that the proposal will employ an additional person in addition to 

the occupants of the dwelling (Holmes 2005) (refer to Annex M ), with a total of 

approximately 220 people working in (or from) the estate.  However, when 

factoring in a common employment multiplier of two, (for each full time 

equivalent (FTE) job there will be another supported by the economic flow 

associated with the wages of the staff employed), a total national multiplied 

effect of 440 jobs would be created.  Approximately 300 of these jobs would 

relate directly to the immediate region, thus contributing to the overall 

provision of employment within the area in a manner that encourages 

diversity of employment choices.  Additionally, 1,105 FTE construction jobs 

would be created during the construction phase of the project, with an 

estimated 637 of these occurring within the immediate region (Holmes 2005). 
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The overall increased choice and number of employment opportunities that 

are likely to arise from the proposal will limit the amount of commuters who 

reside in the area yet work in the adjoining larger metropolitan areas of 

Sydney and Newcastle.  The technological facilities that will be available 

within the estate will allow people to live and work from the Terrigal area yet 

still be able to access and receive information from Sydney in a prompt and 

reliable fashion. 

3.2.2 Small and Home Based Businesses 

There is a growing trend towards home based businesses in Australia.  

According to research released by the Australia Bureau of Statistics (ABS) and 

summarised in the Sydney Morning Herald (29 April 2005): 

M ore than half of the nations 1.3 million small businesses comprise just one person, 

and the ranks of those working from home are swelling.  The bureau’s latest figures 

show the proportion of small business based in the home rose from 58.3 per cent in 

1997 to 67.5 per cent last June.  About 70 per cent of the home-based business 

operators were men.  The typical business is a middle aged man working 35 – 50 hours 

a week from home.  The proportion of people working part- time in a home based 

business was higher than in other small businesses.  But about 30 per cent of small 

business operators worked more than 50 hours a week, and about 5 per cent work more 

than 75 hours. 

The growth in the small business sector is largely being driven by home based 

business activity.  Given this, an environment needs to be created which 

allows small and home based business to flourish and continue to contribute 

positively to the economy.  A number of initiatives have been put in place at 

all levels of government which aims to continue to encourage small business 

development.  The Commonwealth Government has formed “AusIndustry” 

which delivers approximately $2 billion in benefits each year to small and 

large businesses, one of which is the Regulation Reduction Incentive Fund.   

This provides funds to Local Governments to assist in making the 

development approval process required to establish a home business 

smoother by simplifying development application processes, simplified 

planning controls, as well as providing easily accessible information as to the 

permissibility of home business and the approval process. 

The New South W ales Department of State and Regional Development 

(DSRD) provides incentives and programs which are aimed at encouraging 

the development of small business.  One example of this is the Home-Based 

Business Program, which provides action programs on business planning, 

marketing and better systems to equip home-based operators with the tools to 

plan their business direction and growth. 
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The New South W ales Department of State and Regional Development 

provides incentives and programs which are aimed at encouraging the 

development of small business.  One example of which is the Innovative 

Technology Network which promotes business efficiency and competitiveness 

through the uptake of new technologies and innovative practices. 

The proposed rezoning and subsequent development of the proposed hi-tech 

home business park estate will assist in addressing this need/opportunity to 

develop home based small businesses within the Gosford LGA. Business 

operators will be able to establish within the site with a high degree of 

certainty that they will be able to conduct business in the manner they require.  

This will be reinforced in the community management statement as part of the 

Community Title subdivision.   

The clustering of so many small businesses within a technologically based 

community will allow for the sharing of ideas between business owners, thus 

increasing business efficiency and fostering innovation within businesses.  

This essentially amounts to a small business incubation unit which would 

help nurture modest scale businesses at their early stage of growth by 

providing shared business services at a lower cost. 

3.2.3 Facilitation of Economic Growth 

The economic and employment impact assessment carried out by Professor 

Scott Holmes (2005, Annex M ) provides a comprehensive investigation of the 

economic benefits resulting from the development of the Parkside@Terrigal 

concept.  The executive summary of this report states: 

“The project has three key elements: 

1. Construction of the development as a whole, incorporating a technology hub 

and community facilities; 

2. Impact of additional residential population; and 

3. Impact of the operation of the commercial (home based business) component of 

the development: 

The ongoing annual economic impact of the residential and commercial components 

are also significant in terms of both employment and on-going economic impact: 

 The annual wealth benefit from the residential estate is $14.7m nationally.  The 

benefit to the Central Coast Region will be $12.5m per annum, involving some 

substitution effect from other areas of the economy; 
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 The annual benefit flowing from the home based business activities is $35m with 

$8.4m captured by the immediate Region.  A total of 220 full time jobs will be 

created within the Region supporting 110 owner/operators and 110 employees.  

The breakdown of industry sectors which will be represented has not been 

predicted.  However, a common employment multiplier a factor of 2 (that is for 

each FTE job there will be another supported by the economic flow associated with 

the wages of the FTE jobs).  This would make the total national multiplied effect 

440 jobs, with 308 directly relating to the immediate region; 

 The annual pay packet effect for the additional jobs is estimated to be $3.4m per 

annum and $14.6m (including net returns) for operator households; and 

 W hen the benefits are average over a 10 year life cycle the annual benefits to the 

national economy are $38m of which $19m of 50%  flows in to the Central Coast 

Region. 

Table 3.2 Economic Impact – Fully Operational 

Product/Service National output 

gain $m 

Economic gain 

to the Central 

Coast $m 

National 

employment 

gain #FTE 

Employment 

increase in the 

Central Coast 

#FTE 

Construction of 

the whole 

Development 

$182 $73m 1,105 637 

Income from new 

households 

moving to the area 

NA $12.5m NA NA 

Economic benefit 

from the new 

property 

development 

$3.8m $3.2m 6.5 6.5 

Commercial 

activities 

$35m $8.4m - 308 

 

 

If the estate was a simple dormitory suburb then the household wealth effect would be 

$14.7m per annum.  Operating the development as a home based business estate 

changes the overall wealth effect to $35m per annum.  This represents a 100%  increase 

in the household wealth effect and this has a significant flow – on effect in the local 

economy, both in spending and employment.” 

3.3 RELATIONSHIP WITH EXISTING BUSINESSES 

The development of the site for the purposes of a hi – tech home business 

estate is not considered to be a source of negative interaction with existing 

business zoned land within the Gosford City Council LGA.  W ithin existing 

residential zones, home based businesses and industries are presently able to 

be established, in some cases being classified as exempt development.  W ith 

the growing trend towards smaller and home based business (see Section 3.2) 
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an environment needs to be created specifically for the purposes of catering 

for the needs of these businesses.  Often locating a business which employs 

only one, two or three people within a business/building within a commercial 

zone is economically unviable, with most commercial space being catered 

towards larger businesses. 

The rezoning seeks to create an environment where small businesses are able 

to be based from residences (thus avoiding the payment of large amounts of 

rental overheads), whilst clustering together in an environment that provides 

support specifically directed towards the development needs of small 

business.  Clustering small businesses, rather than allowing them to disperse 

within the existing urban mosaic allows for greater sharing of ideas and 

information. 

Given the above, the development which will arise from the rezoning will not 

negatively interact with existing business zoned land.  Instead it will attract 

small businesses that may otherwise set up within the confines of their own 

residences rather than seeking out commercial floor space within existing 

business zoned land.  The economic impact assessment has been predicated 

on 85% of buyers of home-business enabled homes coming from outside the 

region.  If this amount does not transpire, and a greater proportion of existing 

local business relocate to Parkside, this will still result in an upgrading of 

current business capabilities and have flow on effects on business 

competitiveness in the region.  The growth of small businesses will require the 

services of larger businesses to ensure long term sustainability. This type of 

iterative growth will serve to cumulatively develop the regional economy, its 

capabilities and breadth of services on offer to residents. 

3.4 LONG TERM SOCIAL AMENITY IMPACTS 

It has been identified that the proposal has the potential to directly impact 

upon the social amenity of the surrounding residential areas through traffic 

flows, disruption caused directly by operation of home businesses, and 

increased demand on infrastructure.  It is considered that the hi – tech home 

business park estate is a planned, serviced version of what can potentially 

occur within existing residential estates utilising existing exempt development 

provisions.  That is, a cluster of small businesses operating as home 

occupations.  The proposal seeks to provide a setting where these businesses 

are afforded the appropriate support and are able to flourish. 

The traffic impact assessment (provided as Annex B and summarised in Section 

4.7) concludes that traffic impacts associated with the proposal will be 

comparable to that of a standard residential development and therefore will 

not disrupt social amenity by way of noise or greatly increased traffic flows. 
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The social impact assessment (provided as Annex J and summarised in Section 

3.5) concludes that there is sufficient private and public infrastructure capacity 

within the immediate area to be able to cater for the social needs of residents 

of the proposed hi – tech business park estate. 

There is substantial capacity for home business activities to impact upon the 

amenity in means such as noise and air pollution.  The need to separate 

dwellings within the site from existing surrounding residences has been 

accommodated in the formulation of the Concept Plan (Chapter 5).  

Additionally, any requirements for home businesses to be established on the 

site will be subject to the same standards as existing businesses must meet. 

3.5 PROVISION OF SERVICES 

3.5.1 Hard Infrastructure 

A water cycle management plan and service capacity assessment is provided 

as Annex G.  A supplementary consultant’s report addressing sewerage 

options for the proposed development has also been provided at Annex S.  

Key elements of these assessments are provided in the following pages. 

A comprehensive water cycle management plan addressing all the principles 

of water sensitive urban design has been prepared.  This integrated water 

cycle management plan includes elements such as: 

 wastewater treatment and reduction; 

 conservation of potable water 

 reclaimed waste water and conservation of potable water; 

 stormwater and conservation of potable water; 

 water wise and conservation of potable water; 

 BASIX compliance; 

 urban stormwater pollution control, including construction and post 

construction management; and 

 flow management within the built environment. 

The use of water sensitive urban design principles in conjunction with the 

reuse of wastewater and stormwater will achieve a 50% reduction in the 

demand for potable water relative to a comparable standard residential 

development.  As well, the active management of stormwater run-off from the 

site during subdivision construction, buildings and afterwards will ensure 

that there are no unacceptable discharges from the site to the regions coastal 

lagoon.  These measures mean that the proposed development will out- 
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perform the Governments BASIX targets and will set a new benchmark for 

water efficiency in a development of this size.  W here possible, elements of the 

existing natural environment will be integrated into the water management 

cycle. 

The proponent is exploring the option of constructing a community title 

owned and operated recycled water treatment plant (RW TP) to service the 

entire site. All recycled water infrastructure including pipes, metered 

connections and the recycled water plant would be owned and maintained by 

the Community Association. Household and community facility wastewater 

would be initially piped to the RW TP.  This facility would treat and reticulate 

recycled water to each house for toilet and laundry use.  The recycled water 

would be treated to a similar standard to that produced at Olympic Park 

Homebush.  Advanced waste water treatment technologies would be 

employed to ensure that recycled wastewater meets the Department of Health 

guidelines. 

The reclaimed treated water would be reticulated back to the households and 

community facilities for internal use only, for W C flushing and laundry uses 

as required.  W aste from the treatment plant will be discharged to sewer.  The 

use of onsite treated wastewater or the optional use of rainwater tanks and the 

use of AAA fixtures will on average account for approximately 30% of water 

usage. 

W ater 

The area is serviced by a 300mm diameter trunk water main, which runs along 

Kings Avenue, which is inter connected to the main supply 500m diameter 

main running along Terrigal Drive to the north and to the 375mm diameter 

main in Karalta Road to the west.  These distribution mains are normally fed 

from the Erina PRV (114mH) which is serviced from the Springfield Service 

Reservoir.  This part of the water supply system can also be back fed from the 

Forresters Beach area. 

Development of the site will require a 150mm diameter water connection off 

the 300mm diameter main in Kings Avenue.  This main will supply potable 

water and fire service supply to the development.  

General enquiries made to Council indicate the existing water supply 

reticulation adjacent to the site should be able to accommodate the proposed 

development of the site, without the need for any major upgrade of the local 

water supply system.  This capacity to supply is increased when the water 

saving initiatives as outlined above are taken into account. 
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Sewer  

The existing sewerage system does not have capacity to cater for the proposed 

development.  The proponent is considering a number of options to cater for 

the sewerage requirements of the proposed development. These are 

augmentation of existing sewer assets; the construction of a RW TP or 

combination of both these options. The RW TP would be constructed with a 

substantial buffer tank, to balance flows and accommodate instance where the 

plan was off line. If the option is taken to develop the RW TP on site, 

preliminary analysis has concluded that augmentation of the existing 

sewerage system will not be necessary (see Annex S).  The proponent is 

committed to the exploration of an innovative wastewater treatment approach 

and a decision on the preferred wastewater treatment will be made in 

consultation with Council.  

Electricity 

Energy Australia is the electricity network provider to the Gosford LGA and 

greater metropolitan area.  Energy Australia has put in place a $405 million 

five year plan (2007-2012) to maintain and improve the performance of the 

electricity supply network within the Central Coast region.  This is primarily 

in response to the recent population growth and increased business 

investment.  Key investments being made within this program include: 

 refurbishment of Ourimbah zone substation; 

 construction of a new zone substation in the W amberal – Terrigal area; 

 construction of a new power line between Ourimbah and W amberal; 

 possible future substation in the Catherine Hill Bay Area; 

 upgrade of Berkeley Vale zone substation; 

 upgrade of the Avoca zone substation; and 

 future replacement or augmentation of Lake Munmorah zone substation. 

This substantial investment will ensure that growth areas are able to be 

provided with a reliable supply of electricity.  Finer details of electricity 

supply will be determined with Energy Australia during the final design 

phase. 

There is a 132/66kV dual circuit electricity supply line running north/south 

along the prominent ridge on the site.  This presents a constraint to the 

development of the site and has been considered when determining the 

overall development capacity of the site and undertaking constraints 

assessment. 
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Stormwater 

The control of water quality is deemed to be the critical factor.  Best practice 

principles indicate that there are alternative methods if improving water 

quality on small to medium sized sites.  Upon completion of the construction 

activity the semi – permanent water quality measures installed during 

subdivision and building construction are to be replaced by permanent 

mechanisms that will collect and treat the rainfall runoff from pavement and 

landscape areas, prior to it discharging into the creek and existing dams.  Semi 

– permanent water quality practices will be based upon the guidelines 

prescribed by the M anaging Urban Stormwater Soils and Construction document.  

Permanent measures will include grass lined inter allotment bio – swales, 

grass lined overland flow paths and buffer strips.  At the subdivision level 

minor gross pollutant traps and wetlands/ponds, making use of the existing 

dams will be used to ensure there are no unacceptable discharges from the 

site. 

Stormwater quantity controls or onsite detention will be provided within the 

wetland/pond system.  Post development flows will match pre – 

development flows from the catchment areas.  The site is located near the top 

of the Terrigal Valley catchment and the urbanised footprint lies beyond. 

Changes to the existing downstream stormwater infrastructure will not be 

necessary due to the proposed on – site detention system being sized to ensure 

that the hydraulic capacity of the existing Kings Avenue culvert are not 

exceeded.  Only minor interfacing between the existing sub – surface and 

surface drainage systems, and the new subdivision sub – surface and surface 

drainage systems will be required. 

Communications 

Access to high speed broad band internet is a critical component of the hi – 

tech home business estate concept.  The Gosford LGA is well covered by a 

range of broad band types including ADSL, wireless, mobile broad band and 

satellite.  Packages are available from a number of providers which are 

adequate to serve the communications needs of the proposal. 

3.5.2 Soft Infrastructure 

A social impact assessment was undertaken by Duo Consulting which 

provided an overview of the social impacts of the development of 

Parkside@Terrigal (Annex J).  It was undertaken predominately as a desktop 

review of statistical data and incorporated a literature review, as well as 

limited telephone interviews with key local service providers.  Based on key 

demographic data, the impacts of the proposed hi – tech home business estate 

upon community infrastructure within the area have been assessed. 
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Public Transport 

Two bus routes pass directly past the site, providing transport links to Erina, 

Terrigal, Gosford and to the rest of the greater metropolitan area.  The 

primary identified impact on the bus routes assessed will be to provide 

additional patronage to a key bus corridor thus enhancing viability.   

Pedestrian and Bicycle Routes 

The concept plan that has been prepared provides pedestrian and cycling 

links through the site and into the COSS, significantly augmenting current 

access to the reserves for the local community. 

Health Facilities 

The primary hospital servicing the Central Coast is the Gosford Hospital 

which has a total of 460 beds, a 24 hour Emergency Department, fully 

equipped Intensive Care Unit, Coronary Care and Maternity units, with all 

major specialties provided except for Immunology, Neurosurgery and 

Cardiothoracic surgery.  Additionally, the hospital is undergoing a major 

rebuilding and services expansion program.  The Gosford Hospital is also 

supplemented by the private hospital at Gosford North.   

On a local level there are three major medical practices within close proximity 

to the site, being the Terrigal Medical Centre, the Crossways Health Centre 

and the W amberal Surgery.  Consultation with the Central Coast Urban 

Division of General Practitioners revealed that all these surgeries are currently 

accepting additional patients.  Therefore it is likely that the population growth 

associated with Parkside@Terrigal could be accommodated by the existing 

health services in the area. 

Recreation Facilities 

The proposed hi – tech home business estate has numerous formal and 

informal recreational facilities within close proximity.  This includes the local 

network of walkways and cycle ways which connect the site to the COSS, 

facilities to be provided on site such as tennis courts, swimming pool and 

gymnasium, as well as the following formal community facilities located in 

the surrounding area: 

 Duffy’s Reserve; 

 Bridge Coast Basketball and Sports Stadium; 

 Terrigal Bowling Club; 

 Terrigal Haven Oval; 

 Terrigal Memorial Country Club; 

 Des Johns Swim School; 
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 Erina Oval; 

 Terrigal Surf Life Saving Club; 

 Entrance Road Erina Squash Centre; 

 Terrigal Beach; and 

 Erina Fair Ice Skating and Cinema complex. 

Library services and a larger range of cultural facilities are available within the 

Gosford CBD as well as at Erina Fair shopping centre. 

Given the relatively small population increase generated by the proposed hi – 

tech home business estate and the recreational facilities to be provided on site 

it is considered that it will have a minimal impact upon the availability of 

recreational facilities to the wider population. 

Primary Schools 

The following primary schools exist within close vicinity to the site: 

 Terrigal Public School is running close to capacity, although the potential 

exists for the addition of demountables should pupil numbers dictate; 

 Our Lady of the Sea Primary School which currently has places available, 

particularly after recent expansions of Kindergarten and Year 1 capacities; 

and 

 Central Coast Grammar School has plans lodged with Council for 

expansion of existing facilities to accommodate another 150 pupils.  

The proposed hi – tech home business estate has the potential to add 

approximately 33 primary school pupils to the area.  It appears feasible that 

local primary schools will be able to absorb this growth in numbers over the 

period of years that it takes to complete the development of the site in the 

manner proposed. 

Secondary and Tertiary Education 

The following secondary schools exist within close vicinity to the site: 

 Terrigal High School which has capacity constraints if significant growth in 

student numbers were to be accommodated; 

 Central Coast Grammar School which has plans to grow by approximately 

150 pupils.  It also presently has additional capacity available. 

The proposed hi – tech home business estate has the potential to create 

demand for a total of 23 additional high school places.  It appears likely that 

this demand will be able to absorbed readily by the current school system over 
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the time in which it takes for the site to become fully established.  As Terrigal 

is a mature urban system, there are not other major growth areas placing 

additional pressures on the school system.  However, it is recommended that 

local schools be kept informed of the development of the site such that they 

can incorporate population growth into their planning. 

A number of tertiary education facilities exist within the surrounding area 

including the Central Coast Campuses, Ourimbah Campus which has an 

associated with the University of Newcastle, and TAFE facilities within 

Gosford and W yong. 

Aged Care Facilities 

The hi – tech home business estate concept is aimed exclusively at people of 

working age who will be self sufficient and willing to make full use of the 

facilities proposed.  In this regards, it is not anticipated that Parkside@Terrigal 

will place any great demands on aged care providers within the Terrigal area.  

However, there are a number of retirement villages and nursing home 

facilities within the Erina/Terrigal area. 

Childcare Facilities 

It has been estimated that an additional 21 children of childcare age may be 

introduced to the area following the development of the site in the manner 

proposed.  There are a number of childcare facilities available within the 

vicinity of the site.  Three major providers within the area were contacted 

during the preparation of the Social Impact Assessment, namely: 

 Little Miracles (Michaela Road, Terrigal) which opened in June 2007 and is 

presently only running at approximately 60% capacity; 

 CFK Childcare Centre (Havenview Road, Terrigal) which has capacity for 

at least 10 additional children; and 

 Kids Academy (Erina Heights) which is a 76 place child care facility 

presently under construction.  W hilst bookings interests are high, the centre 

has places remaining. 

W hilst there are numerous other centres within the area, it has been 

demonstrated that capacity exists within these centres alone.  Additionally, it 

is proposed to include a child care facility within the site. 

3.6 LANDHOLDER EXPECTATIONS 

The proposed development of the hi – tech home business estate has the 

potential to impact upon the expectations of surrounding land holders.  There 

is a need to address both controlling the impacts of development on its 

neighbours, as well as addressing future development expectations of owners 

of similarly zoned land within the immediate locality. 
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3.6.1 Ongoing Operations and Impacts 

As with any form of development, the proposed hi – tech home business 

estate has the potential to impact upon the residential amenity of surrounding 

areas.  In order to ensure that the potential impacts are consistent with 

community expectations, it is proposed to put in place a Community Title 

Management Plan which will be enforceable by the Community Association.  

This will ensure that the site is managed and operated in the manner being 

proposed.  This will provide surrounding residents with confidence that the 

local residential amenity will not be significantly impacted. 

3.6.2 Increased Development Pressure 

There are three pockets of proposed similarly zoned (E2 “Environmental 

Management”) land with the Terrigal to Erina urban corridor.  This corridor is 

generally bound by Terrigal Drive to the north and the Kincumber Reserve to 

the south and is shown within Figure 3.1.  This figure also identifies the areas 

of land within this corridor to be  zoned E2, these are: 

 the site; 

 land to the east of Mobbs Road, bound by Terrigal Drive; and 

 land bound by Karalta Road to the north and Kincumber Reserve to the 

south. 

The site is the best placed within the locality for residential development of 

any type (including the proposed hi – tech home business estate) due to it 

possessing the following characteristics: 

 larger allotments all within single landholder control.  Single landholder 

control allows for greater degree of certainty when undertaking land 

release suitability assessments and environmental studies; 

 sufficient area of land on site which is able to be developed with minimal 

environmental impacts and in an economically responsible manner; 

 areas of land of high ecological and scenic value are able to preserved and 

dedicated to the COSS; 

 site is readily accessible by the existing road system with no major 

upgrades required; and 

 it has been subject to rigorous environmental, economic and social impact 

assessment. 
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The Karalta Road site is considered unsuitable for any type of higher density 

residential development as it is in highly fragmented ownership (in the 

vicinity of 30 lots).  As the site is densely vegetated, any form of development 

would potentially result in an unacceptable level of environmental 

degradation.  Due to the size of the site, it may be difficult to balance the need 

to develop the site in a manner that is economically viable, with the principles 

of ecologically sustainable development. It is therefore unlikely that 

development of the site for the purposes of a hi – tech home business estate 

will increase neighbouring landholders expectations. 

The Terrigal Drive site is also unsuitable for any type of higher density 

residential development.  Again, the site is within a highly fragmented 

ownership pattern, with the only large holding containing a manufactured 

home estate, further compounding site ownership issues. 

It is therefore concluded that development of the site for the purposes of 

higher density residential uses should not validly and unduly increase 

development expectations of landholders within the Terrigal to Erina urban 

corridor. 

As stated throughout this LES, the proposal would be the first development of 

its kind in Australia.  Based on this, the proposed hi – tech home business 

estate is considered to be a pilot project which would require monitoring to 

gauge its success.  The basis for a Community Title Management and 

Monitoring Plan has been devised and is discussed in Chapter 6.  The 

monitoring of the economic success of the project will be undertaken in 

cooperation by Crighton Properties, the University of Sydney and the 

University of Newcastle.  Until such time as monitoring is well advanced and 

appropriate conclusions can be drawn, it would be inappropriate to use the 

guise of a hi – tech home business estate to develop multiple sites within the 

LGA. 
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4 ENVIRONMENTAL IMPACT ASSESSMENT 

4.1 SOILS AND GEOTECHNICAL 

4.1.1 Introduction 

A geotechnical investigation of the site was carried out by Coffey Geotechnics 

Pty Ltd.  This is provided as Annex K, with a summary being provided below.  

The purpose of the report was to assess the suitability of the site for proposed 

residential subdivision with respect to risk of slope instability.  The 

assessment provided was based on the following basic methodology: 

 a review of relevant geology maps and previous reports; 

 observations of surface features on the property and surrounding area; and 

 twenty test pits excavated across the site. 

 The results of this were used to provide concise outcomes as to the 

geotechnical constraints inherent within the site. 

Additional work has also been undertaken to assess the compliance of the 

proposed development against the principles set out in DCP 122- Cut and Fill.  

A report was prepared by Crighton Properties in association with Peter 

Andrews and Associates (hereafter referred to as the Andrews report) and is 

discussed in Section 4.1.3 and a full copy of the report is provided at Annex R. 

4.1.2 Site Description 

The Gosford 1:25000 Geological Map indicates that the site is underlain by 

rocks belonging to the Terrigal Formation of the Narrabeen Group, consisting 

of interbedded lithic sandstone and siltstone.  Based on site surface features 

and the subsurface profile, the site has been divided into three separate 

geological Land Areas (LA).  The limits and descriptions of these areas are 

shown within Section 6.3 of Annex K. 

4.1.3 Slope Risk Assessment 

The Coffey report indicates that deep seated, large scale slope instability is not 

expected to occur naturally due to the shallow depth to weathered bedrock 

and generally good drainage.  Principal hazards that may exist that could 

potentially impact on a proposed development would include slumping of 

colluvium in existing steeper slopes, or deeper slumping that could be 

mobilised by excessively deep or steep cuttings and deep filling. 
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A geotechnical risk assessment carried out concluded that development of the 

site is feasible from a slope risk viewpoint.  W hilst subdivision of the site may 

increase the risk of instability it was concluded that this risk would not exceed 

the risks assessed within the report subject to a number of recommendations 

being implemented.  These relate to: 

 road excavations; 

 fill embankments; 

 building platforms; 

 retaining walls; and 

 drainage and sewage disposal. 

The Andrew report recommends ‘in principle’ the likely design solution 
which could be employed on the site to address the areas of the site with 
severe slope.  The report provides drawings to illustrate examples of the types 
of approach that could be made to achieve compliance with DCP 122.  The 
two key approaches suggested in the report to achieve compliance with DCP 
122 are:  
 
 Architectural and Landscape Design Guidelines drafted and enforced by 

the mechanism of Community Title; and 

 Civil works solutions to establish site levels, carried out at the time of 

subdivision; including retaining structures. 

The report concludes that opportunities to address slope considerations on the 

site are available at the subdivision and individual house level, with multiple 

options available for the proposal to achieve compliance with DCP 122.  

There would be a requirement for more detailed investigation of these options 

at Construction Certificate stage when specific construction details are known. 

4.2 FLORA AND FAUNA 

4.2.1 Introduction 

Amendments to proposal 

The proposed footprint of the Concept Plan has been amended to overcome 

concerns raised by DECCW  regarding several aspects of the proposal, 

including that it does not achieve the “improve or maintain existing 

biodiversity” benchmark, development in the vicinity of a rainforest and 

potential fragmentation of management of a riparian zone.  The amended 

Concept Plan is shown at Figure 5.2 and includes the following changes: 
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 The redesign of the perimeter road from the main entrance to exclude it 

from the core riparian and buffer zones in the west; 

 The removal of all proposed development to the south and southwest of 

the perimeter road; 

 The removal of all residential lots along the far western boundary of the 

site. It should be noted however that it is still proposed to locate the 

community facilities to the north, beyond the rainforest buffer;  

 Ensuring a fifty metre buffer area around the designated Rainforest 

vegetation along the western riparian corridor; 

 Reducing the loss of on-site vegetation from 10.4 hectares to 7.6 hectares; 

and 

 Increasing the proposed dedication of land to Council (under COSS) from 

18 hectares to 27.28 hectares (subject to Council’s willingness to accept this 

additional dedication). 

To maintain the development yield of the site which is critical to the feasibility 

of the project, it is proposed to offset the lost urban areas in two locations: 

1. By substituting the central park area on the ridge (originally proposed 

to be retained as a park) for urban development.  This area was 

identified by DECCW  as having lower biodiversity value than other 

areas on site which were previously proposed for development. 

2. By extending the development envelope in the far east of the site into 

the predominately cleared land zoned Environmental 7(a) 

Conservation and Scenic Protection.   

It is now proposed to develop only 17.38 hectares or 32% of the 53.53 hectare 

Parkside site. The remainder of the site will either be dedicated to Council or 

held under a private conservation zone.  Further, the Community Association 

will be charged with the ongoing rehabilitation and management of the 

conservation areas.  As a result of the re-configuration of proposed urban 

areas, the ratio of vegetation offset to be provided on site has been increased 

from 2.7:1 to 4.3:1.  

Ecological Site Assessment 

An ecological site assessment (ESA) was undertaken by the Conacher 

Environmental Group (see Annex C).  This is referred to as the “ecological site 

assessment”.  The report provides details on the vegetation, fauna and habitat 

present on the site in relation of the local area, as well as providing details on 

the likely impacts of the proposal upon threatened species, vegetation and 

habitats within the local area.   
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The ecological site assessment is provided as a range of documents, 

principally an information report, accompanied by the following: 

 flora and fauna survey report; 

 threatened biodiversity assessment (seven part tests); 

 threatened species recovery plans assessment; 

 hollow bearing tree survey; 

 Environmental Protection and Biodiversity Conservation Act assessment; 

 SEPP 19 – Bushland in Urban Area assessment; 

 riparian and water course issues and management plan; and 

 management plan for the land proposed to be transferred to public reserve 

as part of the Coastal Open Space System; and 

The ecological site assessment and the adequacy of the proposed biodiversity 

offsets were peer reviewed by Cumberland Ecology (September 2010) and 

amended in accordance with the recommendations contained within the peer 

review report which is reproduced in Annex V.  Cumberland Ecology has 

additionally undertaken an assessment of the revised layout of the proposed 

Parkside development (refer to Annex W ).  

4.2.2 Survey Results 

During site surveys, the following vegetation communities were identified on 

site, as shown within the ecological site assessment (Annex C) and illustrated 

in Figure 4.1 and as described below: 

 Coastal W arm Temperate Rainforest within the more sheltered sections of 

the drainage lines which corresponds with the Lowland Rainforest 

Endangered Ecological Community (EEC) as described within the 

Threatened Species Conservation Act 1995; 

 Coastal Narrabeen Moist Forest which predominately occurs within the 

drainage lines; 

 Narrabeen Coastal Blackbutt Forest which extends throughout the slopes 

and ridges of the central and southern parts of the site; 

 Disturbed/Regeneration Open Forest of the central slopes; and 

 Grassland with Scattered Trees which occur throughout the site with the 

exception of the southern part of the site. 
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 No threatened flora species were identified on the site. 

The following threatened fauna species were observed on site during surveys: 

 Little Eagle; 

 Little Lorikeet; 

 Powerful Owl; 

 Sooty Owl; 

 Yellow Bellied Glider; 

 Grey Headed Flying  Fox; 

 Eastern Bentwing Bat; 

 Eastern False Pipistrelle; 

 Greater Broad Nosed Bat; 

 Little Bentwing Bat; 

 Yellow Bellied Sheathtail Bat; and 

 Eastern Freetail Bat. 

The forest habitats which form the principal habitat areas for these species will 

be retained and conserved.  

The development proposal and the biodiversity conservation proposals have 

been considered in relation to the improvement or maintenance of 

biodiversity values. It was concluded that the proposal would not result in a 

significant negative impact on threatened biodiversity and that an 

improvement and maintenance of biodiversity values would be achieved.  

4.2.3 Development and Biodiversity Conservation Proposals 

Following the detailed ecological surveys and site analysis a variety of 

biodiversity conservation outcomes were incorporated into the proposal to 

mitigate against any impacts upon the identified Endangered Ecological 

Community and Threatened Species.  The biodiversity conservation 

components incorporated into the project include: 

 retention and restoration of riparian vegetation; 

 retention of areas of endangered ecological communities; 

 retention and protection of areas of vegetation in good condition with high 

biodiversity values;  



 

 

ENVIRONMENTAL RESOURCES MANAGEMENT AUSTRALIA 0050265LES/FINAL/20 DECEMBER 2010 

90 

 retention of habitat linkages to conservation reserves (Kincumba Mountain 

Reserve); 

 retention of habitat for threatened fauna species; 

 implementation of a W ater Quality Management Strategy; 

 preparation of an Ecological Site Management Plan; and 

 transfer of land to public reserve as part of the Coastal Open Space System. 

The full extent of the implementation of these measures is provided within 

Section 1.3 of the ecological site assessment contained within Annex C. 

Adequacy of Biodiversity Offsets 

An independent assessment of the adequacy of the proposed biodiversity 

offsets against the DECCW  principles was undertaken by Cumberland 

Ecology (see Annex D), the foremost biodiversity principle being that impacts 

upon areas of ecological value must firstly be avoided then mitigated where 

total avoidance is not possible.  Finally impacts to developments should be 

offset using compensatory measures if the two other components of the 

biodiversity offset hierarchy do not appropriately offset development impacts. 

Parkside@Terrigal incorporates the following avoidance, mitigation and 

compensation measures: 

 Avoidance  

The current design is located primarily within the most disturbed portions of 

the subject lands, thereby providing for the retention of key vegetation and 

habitat features on site, including the conservation of the Lowland Rainforest 

EEC.  The proposed development footprint has been reduced in the south 

eastern and south western portions of the site, which will assist in maintaining 

a wildlife corridor along the southern extent of the subject lands. The wildlife 

corridors on the subject lands will facilitate the movement of fauna across 

Kincurnber Mountain Reserve and through riparian areas.  The footprint also 

allows for the retention of a range of habitat features suitable for a suite of 

fauna species, including hollow-bearing trees and riparian areas.   

 Mitigation 

The primary mitigation measure for the Parkside project is the management 

and rehabilitation of a number of areas of retained vegetation.  The riparian 

areas on the site, including a patch of Lowland Rainforest EEC will be retained 

within non-developable areas of the project.  A vegetation management plan 

has been prepared (refer to Annex C) to increase the biodiversity values of the 

riparian areas.  The rehabilitation of this land will add additional forest to the 

areas under conservation. 
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 Compensation:  

Compensatory measures for Parkside@Terrigal supplement the avoidance and 

mitigation measures and are being used to offset the loss of biodiversity 

values from the development footprint.  The compensatory offset proposed is 

the dedication of approximately 27.28ha of land in the southern portion of the 

subject lands to Council.  The 27.28ha of land to be dedicated to Council is to 

become part of the Gosford Coastal Open Space System (COSS).  The transfer 

of the land into the Gosford COSS is considered to constitute greater 

protection of the vegetation and habitats.  Dedication of 27.28ha of the subject 

lands to the Gosford COSS will significantly add to the patch size of the 

vegetation in Kincumber Mountain Reserve. 

An assessment against each of the DECCW  offset principles is provided in 

Annex D.  The assessment concluded that the proposed ecological offsets: 

 address the loss of vegetation from the proposed development; 

 provides a sustainable development outcome that provides habitat for 

threatened species;  

 adds to the conservation areas associated with Kincumber Mountain 

Reserve; 

 maintains habitat linkages with sizeable areas of forest on Kincumber 

Reserve;  

 conserves in situ substantial areas of forest; and 

 is clearly consistent with the latest principles for offsetting of DECCW . 

4.2.4 Conclusions 

Based on the detailed field surveys and assessment provided within the 

ecological site assessment it is concluded that: 

 the majority of the site is of reduced quality for locally occurring flora and 

fauna species due to a history of disturbance; 

 twelve threatened fauna species were observed on the site.  Habitat for 

these species is proposed to be retained on the site and in adjoining reserve 

areas; 

 one Endangered Ecological Community, Lowland Rainforest, is present on 

the site; 

 no threatened flora species or endangered populations were observed on 

the site; 
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 the proposal includes the retention, protection and restoration of higher 

quality habitats within riparian areas to offset and minimize impacts upon 

locally occurring flora and fauna; 

 a total of 27.28 hectares of land will be transferred to council to increase the 

area of the coastal open space land and extent of Kincumba Mountain 

Reserve; 

 a detailed Ecological Site Management Plan should be prepared to detail 

management requirements for retained vegetation and fauna habitats and 

accompany any proposal for development; 

 that the proposed development is not likely to have a significant effect 

upon threatened species, endangered ecological communities or their 

habitats; 

  a referral of this project to the Commonwealth Department of 

Sustainability, Environment, W ater, Population and Communities is not 

required; 

 it will be necessary to amend the concept plan portrayed in Figure 5 of the 

ecological site assessment to accurately align with the recommended 

residual “Development Area” as identified within Figure 3; and 

 the proposal will result in an improvement or maintenance of biodiversity 

values as a result of the various biodiversity conservation proposals to be 

implemented as part of the rezoning proposal (these are provided as 

appendices within Annex C to this LES). 

4.3 WATER CYCLE MANAGEMENT 

4.3.1 Introduction 

Given the site’s location within the heavily urbanised Terrigal Lagoon 

Catchment, the issue of water quality management is considered critical.  A 

preliminary water cycle management plan was developed by Cardno Pty Ltd 

in 2005 (see Annex G).  This report examined two elements, the first was the 

recycling of domestic water throughout the proposed hi – tech home business 

estate.  This was discussed within Section 3.5.1 and deals primarily with 

measures to reduce pressure on existing infrastructure services and water 

demand.  The second element was the management of urban stormwater, 

which, if left unchecked, could cause downstream environmental impacts 

such as increased flood levels and decreased runoff water quality.  To address 

this issue the Cardno report has been supplemented by a report prepared 

recently by Cahill and Cameron Pty Ltd (Annex P) which provides a 

preliminary stormwater report, outlining proposed water quantity and 

quantity measures to be implemented. 
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4.3.2 Stormwater Quantity Management 

A trunk drainage network has already been constructed downstream to 

convey runoff expected from the fully urbanised catchment, including the site.  

The site has an existing redundant semi – offline detention basin inside the 

northern boundary, adjacent to Kings Avenue (Photograph 5).  To ensure that 

the post development flows from the site are not exacerbated as a result of the 

development, for all events up to and including to 100 year average 

recurrence interval (ARI) rainfall event, the existing detention basin will be 

modified by constructing two small supplementary offline basins upstream of 

the primary basin.  Modelling was undertaken to reflect the developed site 

with the proposed basin arrangement to determine the impact of the basins on 

the runoff regime.  This modelling indicated that within the effected 

catchment, the 100 year ARI in the primary basin was estimated to be 0.4m 

higher than would currently occur in the same event.  The corresponding 

combined storage volume required within all three basins would be 

approximately 6,350m3.  An overflow weir needs to be constructed adjacent to 

Kings Avenue on the northern face of the primary basin with an additional 

1,900m3 (being provided as free board storage). 

The modelling results indicate that the construction of the proposed detention 

basins (see Figures 4.2a and 4.2b) will reduce the flows from the developed site 

to less than existing for all events up to the 100 year ARI, except for the 5 year 

ARI event which was found to be slightly higher.  The discharge control pit 

will be required to be subject to further design to ensure no net increase for all 

ARI events.  It should also be noted that no allowance has been made for any 

water re-use within the development as outlined within Section 3.5.1. It is 

intended that some of the runoff will be captured and reused on site in 

accordance with water sensitive urban design principles.  This will further 

reduce flows into the downstream stormwater system. 

4.3.3 Stormwater Quality Management 

As detailed within Annex G and Section 3.5.2, the comprehensive water cycle 

management plan identifies strategies such as wastewater effluent recycling, 

stormwater collection and reuse and the implementation of water quality 

measures to treat stormwater runoff.  The Cameron and Cahill report (Annex 

P) provides preliminary modelling utilising the “Model for Urban Stormwater 

Conceptualisation” (MUSIC) program which simulates both the quality of 

runoff from a catchment and the effects of a wide range of treatment facilities. 

The basic stormwater management system modelled is a treatment train 

which utilises a range of measures to achieve the required goal of limiting 

pollutant export to pre development levels.  This treatment train includes 

gross pollutant traps, rainwater tanks, buffer strips, grass swales, bioretention 

trenches and a constructed wetland. 
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The guidelines provided by Council within DCP 165 – W ater Cycle 

Management, specifies the following post development pollution treatment 

rates for sites draining into coastal catchments: 

 Suspended solids – 80% retention; 

 Total phosphorus – 45% retention; 

 Total nitrogen – 45% retention; 

 Gross pollutants – retention of litter greater than 40mm in size for flows up 

to 25% of the 1 year ARI peak flows; and 

 No oil or grease to be visible downstream of site for flows up to 25% of the 

1 year ARI peak flow. 

The MUSIC model established a baseline scenario of the mean annual loads of 

the aforementioned loads, breaking the site up into a combination of urban, 

forested and rural residential catchments, based on the basic concept plan 

developed for the site.  The established baseline dated was used to model a 

series of treatment measures.  Table 4.1 shows the results of water quality 

modelling based on the treatment train development within Annex P. 

Table 4.1 MUSIC Modelling 

Param eter %  Reduction 

Total Suspended Solids  87.1 

Total Phosphorus 69.7 

Total Nitrogen 44.8 

Gross Pollutants 100 

 

These results dem onstrate that with the im plem entation of the water cycle 

m anagem ent plan (including storm water m easures outlined within Annex G), 

post developm ent loads into the downstream  receiving waters will be 

m inim ized in accordance with Council’s requirem ents. 

4.3.4 Recommendations 

The following key two recom m endations are proposed to be adopted: 

 The construction of three independent on – site detention basins within the 

com m unity precincts of the site to lim it post developed flows to within pre 

developed levels for all storm  events up to an including the 100 year ARI 

event; and 

 The im plem entation of both lot and com m unity based storm water quality 

m easures in a treatm ent train approach to lim it post developed pollutant 

loads to allowable levels. 
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4.4 BUSHFIRE 

4.4.1 Introduction 

A bushfire hazard assessm ent was undertaken by Conacher Environm ental 

Group.  The report has been prepared to provide details of the characteristics 

of the site and adjoining areas in relation to existing bushfire hazard and 

dem onstrate how the site can be developed balancing the im plem entation of 

adequate bushfire planning provisions (including asset protection zones, fuel 

m anagem ent zones, lot configuration, road orientation and provision of fire 

trails) with other physical site constraints.  The report has been provided as 

Annex I. The stated objectives of this report are to: 

i) Address the relevant requirem ents of Planning for Bushfire Protection 

(Rural Fire Service, 2006); 

ii) Identify if the developm ent com plies with the aim s and objectives of 

Planning for Bushfire Protection;  

iii) Prepare a report that supplies the relevant inform ation for the Rural Fire 

Service (RFS) and Council; 

iv) Provide advice on m itigation m easures including the provision of asset 

protection zones and construction standards in accordance with 

“Planning for Bushfire Protection” (RFS 2006); and 

v) Advise on specific fire m anagem ent issues.  

4.4.2 Bushfire Attack Assessment 

W ithin the bushfire hazard assessm ent, the site was separated into various 

areas.  This was based on a prelim inary concept plan.  These areas are 

described below, with the extent of each area shown within Figure 4.3. 

Area A 
 

 ·Area of future com m ercial centre located in north west part of site; 

 ·Adjoined to south by patch of rainforest and to the east by riparian forest 

with water quality control m easures to be upgraded; 

  Adjoined by existing residential areas to the north and west; 

 ·No residential dwellings are proposed within Area A. 
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 Area B 

 Future residential lots facing riparian vegetation along central drainage 

line. Riparian vegetation to be retained and m anaged for weed control 

natural regeneration and biodiversity values. 

Area C 

 Future residential lots facing future public reserve to the south. Separated 

from  Area D by drainage reserve which will incorporate water quality 

control m easures and m anaged land with a shared cycleway/pathway 

running through the site. 

Area D 

  Future residential lots with public reserve to the south. Areas of this part 

of the public reserve will be m anaged to regenerate to a forest vegetation 

which will provide a bushfire threat to future lots in Area D. 

Area E 

 Future residential lots to the west of the existing drainage reserve. This 

drainage reserve contains Melaleuca forest with m anaged grass areas and 

covers less than one hectare in area. 

An assessm ent of the bushfire attack and required Asset Protection Zones and 

building construction levels (BAL) for each of these areas is provided in Tables 

2.1 to 2.5 of the Bushfire Assessm ent Report (BAR) at Annex I.  

The proposal is also required to be consistent with the objectives of Planning 

for Bushfire Protection.  Table 4.3 provides an assessm ent of the proposal with 

these objectives. 

Table 4.2 Planning for Bushfire Protection – Consistency with Objectives 

Objective Proposal 

1. Afford occupants of any building adequate 

protection from  exposure to a bushfire. 

Measures have been identified which can be 

im plem ented within the proposed 

developm ent in regard to separation distance 

(APZ) and building construction to com ply 

with required construction standards for the 

relevant bushfire attack levels. Som e 

additional m easures for the dwellings (gutter 

guards, fuel free gardens and external areas 

etc) are recom m ended to provide additional 

protection from  the bushfire hazards within 

and adjoining the site.. 

2. Provide for a defendable space to be located 

around buildings. 

A perm anent APZ of m inim um  width as 

shown in Tables 2.1 to 2.5 and Figure 1 of the 

BAR will allow BAL 40 to 12.5 construction 

standards for the dwellings within 100 m etres 

of vegetation posing a fire hazard throughout 

the developm ent. This m inim um  width Asset 

Protection Zone is to be established as shown 

in Figure 1. These APZs are expected to be 

m anaged as an Inner Protection Area (IPA) in 
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Objective Proposal 

accordance with PBP (RFS, 2006). 

3. Provide appropriate separation between a 

hazard and buildings which in com bination 

with other m easures, prevent direct flam e 

contact and m aterial ignition. 

The required separation distance between the 
proposed dwellings and the bushfire hazard 
has been determ ined using 2.4.2 of AS3959-
2009. These separation distances (see Tables 
2.1 to 2.5 in the BAR) will allow various 

construction standards for the proposed 

dwellings (AS3959-2009) depending on the 

slope gradient and the vegetation 

classification of the bushfire threat. These 

factors com bined will provide appropriate 

separation between the hazard and buildings 

which will prevent direct flam e contact and 

m aterial ignition. 

4. Ensure that safe operation access and egress 

for em ergency service personnel and residents 

is available. 

It is noted that m ultiple ingress/egress routes 

to the existing through roads are incorporated 

into the existing urban design.  There is an 

entry/exit point located on Kings Avenue on 

the northern boundary of the site.  There is 

also an entry/exit point proposed to connect 

to Belar Avenue on the eastern boundary of 

the site.  This will ensure m ulti – path safe 

operational ingress for em ergency services 

and also sim ultaneous safe egress for 

residents during an em ergency.  Roads within 

the proposed developm ent will be constructed 

to m eet the perform ance criteria for public 

roads identified on pages 20 and 21 of 

Planning for Bushfire Protection (RFS 2006). 

5. Provide for ongoing m anagem ent and 

m aintenance of bushfire protection m easures, 

including fuel loads in the APZ. 

The owners/m anagers of the Com m unity 

Association will undertake regular inspections 

and undertake m anagem ent of any APZs 

within the property under their care.  This will 

include m aintenance of the vegetation and 

fuel loads within the m inim um  APZ areas as 

an IPA in accordance with Planning for 

Bushfire Protection.  A m anagem ent and 

funding m echanism  through the Com m unity 

Association will allow this to occur. 

6.  Ensure that utility services are adequate to 

m eet the needs of fire fighters (and others 

assisting in bush fire fighting). 

All lots are to be provided with urban utility 

services which will provide adequate 

requirem ents for fire fighters.  The water 

supply arrangem ents including fire hydrant 

spacing, sizing and pressure are to be in 

com pliance with AS 2419.1.2005. 
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4.4.3 Recommendations 

The following key recom m endations have been adopted in relation to 

reducing the potential loss of life and property by the im pact of bushfire: 

 establish and m aintain Asset Protection Zones in accordance with Tables 2.1 

to 2.5 and Figure 1 of the BAR.  These APZs are to be m aintained as an Inner 

Protection Area as described in Planning for Bushfire Protection; 

 dwellings constructed within the allotm ents are to be built to the 

appropriate construction Level (AS3959 – 1999) depending on the width of 

the Asset Protection Zone used; 

 regular inspections and m aintenance of the Asset Protection Zones within 

the site are to be undertaken by the owners/m anagers according to 

Planning for Bushfire Protection; 

 provision of leaf barriers on gutters and roof valleys with a flam m ability 

index of less than 5 (AS1530.2) for dwellings constructed within areas 

requiring Levels 1, 2 or 3 Construction (AS3959 – 1999); and 

 regular m aintenance of garden/courtyard/cartilage areas to reduce fuel 

loads and rem oval or replacem ent of vegetation likely to prom ote the 

transm ission of fire. 

4.5 RIPARIAN AREAS AND WATER COURSES 

During the ecological site assessm ent (Annex C) as presented within Section 

4.4, a num ber of key riparian areas and water courses were identified as 

occurring on the site.  Photograph 5 shows the existing detention basin on the 

site and Photograph 6 presents the typical riparian zone adjoining these water 

ways.  These are presented as Figure 2 within Annex C.  The riparian zones of 

the central and western drainage lines are to be retained within a non 

developable area.  The eastern drainage line is proposed to be retained and 

revegetated to com plim ent the riparian vegetation located downstream  (off-

site) to north of the areas proposed for restoration. This will becom e 

Com m unity Land and be m aintained by the Com m unity Association. These 

proposals were discussed and agreed with representatives of the Departm ent 

of W ater and Energy (see correspondence in Annex P).  It is im portant to note 

that this proposal is consistent with the discussion paper recently released by 

the Departm ent of Planning which reviews options for the m anagem ent of 

riparian corridors in urban areas.  This discussion paper in turn refers to the 

publication “Affordable Managem ent of Urban Priparian Areas” prepared by 

Ecological and MacroPlan in 2009 for the Local Governm ent Shires 

Association.  Both these publications prom ote the concept of riparian corridors 

being m anaged as Com m unity Land by the Com m unity Association under the 

Com m unity Land Managem ent Act 1989 as a cost effective and efficient 

m anagem ent option to achieve positive outcom es for riparian areas in urban 

environm ents. 



Water course running through
western portion of site.

Existing temporary retention
basin.

Photograph 6

Photographs
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A core riparian zone and 10 m etre buffer zone has been identified and a 

Vegetation Managem ent Plan (Appendix 6 of Annex C) has been prepared.  

Figure 4.4 provides a basic outline of this plan.  Key m easures and 

m anagem ent strategies contained within the m anagem ent plan include: 

  

 proposed weeding activities to be carried out within retained vegetation of 

the riparian area and buffer zone; 

 proposed regeneration activities to be carried out within and adjacent to 

retained vegetation; 

 ongoing m onitoring and m aintenance activities to be carried out; and 

 relevant sedim ent and erosion control m easures. 

Additionally, water quality m anagem ent strategy has been developed 

(contained within the Vegetation Managem ent Plan) to reduce the level of 

nutrients flowing into the aquatic areas of the site.  This strategy includes the 

use of filtration swales, water quality treatm ent ponds and detention ponds 

integrated into the drainage system  of areas to be developed.  This will ensure 

protection of water quality both within aquatic habitats of the site and 

downstream  areas. Annex O contains docum entation relevant to the 

consultation undertaken with the Departm ent of W ater and Energy (DW E). 

4.6 ABORIGINAL CULTURAL HERITAGE 

An Aboriginal Heritage Assessm ent (ERM 2008) was undertaken in 

accordance with the provisions of the National Parks and W ildlife Act 1974 

(NPW  Act) and the Interim  Com m unity Consultation Requirem ents 

guidelines (DECC 2004) and is provided as Annex F.  The conclusions and 

recom m endations m ade within the report are based on desktop review of all 

available inform ation, consultation with the Darkinjung Local Aboriginal 

Land Council and Guringai Tribal Link Aboriginal Corporation, and a field 

survey undertaken in July 2008. 
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Survey Results 

A targeted survey was carried out on 18 July 2008 with representatives from  

the Darkinjung Local Aboriginal Land Council and Guringai Tribal Link 

Aboriginal Corporation). 

During the targeted survey, no sites were recorded.  On potential scar tree was 

noted which was subject to further investigations. 

The potential scar tree is a large Blackbutt within the north – western corner of 

the site.  It contained a 3 the 6 m etre long scar which has sym m etrical sides 

and no evidence of m achinery dam age or fallen lim bs.  The tree did not show 

any obvious toe hold scars which would be expected for the Aboriginal people 

to reach the top of such a large scar during the bark rem oval process.  The 

possibility of the deep scar having healed over these was also noted. 

Further investigations on the age of the tree were undertaken by Advanced 

Treescape Consulting (contained as Annex C within Annex F).  The tree was 

subsequently identified as being 150 to 200 years old, m aking it a sapling in 

the early 1800’s and unlikely to be used for bark rem oval and/or canoe 

m anufacture.  Following additional consultation with the local Aboriginal 

com m unity, it was concluded that this scar tree was not of Aboriginal origin 

and does not pose any constraint to the proposed developm ent of the study 

area. 

4.6.2 Consultation  

Mem bers of the Darkinjung Local Aboriginal Land Council and Guringai 

Tribal Link Aboriginal Corporation were provided with a draft copy of the 

Aboriginal heritage assessm ent for their review and com m ent.  The responses 

received from  both organisations were used to update the final report.  

General support was provided from  these organizations subject to the 

adoption of certain recognised practices. 

4.6.3 Conclusion and Recommendations 

No sites or areas of cultural sensitivity have been recorded within the study 

area during the various field surveys.  The proposed rezoning and subsequent 

developm ent will not directly im pact upon any areas of the known 

archaeological record and no further archaeological investigations are 

warranted. 

The following recom m endations are m ade in light of the outcom es of the 

Aboriginal Heritage Assessm ent: 

 m onitoring of clearing and initial excavation works within 40m  of the 

western creek line should be undertaken by representatives of the local 
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Aboriginal com m unity. This would not be undertaken as an archaeological 

activity; 

 if during clearing or construction works Aboriginal artefacts are recovered, 

an im m ediate stop work protocol should be in place in the im m ediate 

vicinity of the artefact.  A qualified archaeologist should at this tim e be 

contacted and the site recorded at its archaeological and cultural 

significance assessed.  A section 87 perm it and/or section 90 consent 

should be sought from  DECC for the site prior to further developm ent 

im pact.  Once recording has  occurred any salvage can be undertaken and 

works (within m inim al disruption) can continue; and 

 in the unlikely event of discovery of skeletal m aterial all works should 

cease and the police, relevant local Aboriginal com m unity groups and a 

suitably experienced archaeologist or physical anthropologist should be 

contacted to assess the m aterial before determ ining the correct 

m anagem ent action. 

4.7 TRAFFIC 

A traffic im pact statem ent for the developm ent of the proposed hi – tech hom e 

business park estate was prepared by Mark W augh Pty Ltd and in included as 

Annex B.  This report covers the following: 

 existing situation conditions including description of the local road 

network; 

 traffic volum es available on the adjacent road network including traffic 

surveys that were conducted during investigations; and 

 analysis using SIDRA traffic m odelling of both existing (2008) and future 

(2018) conditions. 

It is noted that the level of traffic generation from  the developm ent of the site 

has been determ ined utilising the Guide to Traffic Generating Developm ents 

(RTA).  These guidelines contain no provisions for the precise nature of the 

developm ent proposed, therefore the report is based on a num ber of 

quantitative judgem ents as outlined within Section 4.4 and include: 

“Based on the current planning for the development and the RTA guide for Traffic 

Generating Developments, the traffic flows associated with the proposed development 

would be in the region of 123 vehicles during the morning and afternoon peak periods 

and some 1305 vehicle movements per day. 

The above traffic generation rates do not allow for any reduction in traffic flows due to 

the containment of traffic within the site due to the home business initiatives provided 

as part of the development.  However, it can also be seen that the support staff who 

could be employed at the home based business will generate additional traffic over and 

above normal residential traffic flows.  The applicant advises an expected home 

business participation rate of 75%  and an approximate external employment rate of 1 

full time position per home owner participant.  Overall it is considered that the 
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possible reduction in external traffic movements due to the home based work will be 

balanced by additional traffic attracted to the site as part of the support staff.” 

Based on these assum ptions, the following conclusions were reached with 

regards to im pacts arising from  the proposed hi – tech hom e business estate 

on the existing traffic network: 

 the additional traffic generated by the developm ent can be accom m odated 

on the local road network and the local roads will rem ain within their road 

capacity lim its; 

 based on the capacity of the local road network (including Terrigal Drive) 

and operation assessm ent, no m itigation or augm entation m easures on the 

adjacent road network are required to accom m odate the potential traffic 

generated by the proposal; and 

 with the provision of support facilities for the hom e based business the 

im pact upon the greater regional and m etropolitan road network is likely 

to have a net reduction in traffic m ovem ents. 

W ith regards to internal traffic m ovem ents, the report states that the site 

presents a significant opportunity to influence travel behaviour through the 

application of alternate em ploym ent oriented developm ent.  Key features of 

the developm ent include: 

 local on – site em ploym ent and support facilities; 

 pedestrian m ovem ent focus; 

 possible integration of the on – site pedestrian and cycling network with 

external facilities developed in conjunction with Council; and 

 application of accepted principles for transit oriented developm ent 

including m ixed land use, direct pedestrian and cycle links. 

The com plete traffic report, including m ethodology, investigation of local road 

network, calculations and conclusions is contained within Annex B.  

4.8 VISUAL 

Due to the em phasis placed by Council on the retention of the im portant 

visual characteristics present within the LGA, a com prehensive visual im pact 

assessm ent was undertaken as part of the LES.  This docum ent is included as 

Annex N which contains a com prehensive visual analysis and im pact 

assessm ent carried out in accordance with the requirem ents of DCP 89 – 

Scenic Quality and DCP 159 - Character.  It provides a num ber of outcom es 

and recom m endations based on landscape character and viewshed 

assessm ent.  These recom m endations have been included within the site 

analysis and constraints plan (see Chapter 5), as well as the form  of the draft 
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LEP.  These elem ents also pertain to the control of the built environm ent that 

will need to be considered during the subdivision design processes and 

include the following: 

 retain existing ridgeline vegetation where possible and encourage tall 

native trees to be retained and planted in private lots.  Lots located along 

the ridgeline should allow for tree planting in front and rear yards.  Lots in 

these locations are to be of a suitable depth.  The ridgeline is the m ost 

visible aspect of the site when viewed from  the surrounding areas and 

retention of canopy trees in this area will reduce the visual im pact of any 

clearing undertaken; 

 allow for larger lots on the southern and south eastern boundaries to 

provide a transition between the m ore densely developed valley near Kings 

Avenue and the adjoining rural residential and bushland areas; 

 rural style fencing (e.g. post and rail) is preferred for the south east 

boundary and lots adjoining Kincum ba Mountain; 

 where solid perim eter fencing is required, a vegetation screen should be 

incorporated to soften the visual im pact and m aintain am enity for 

adjoining owners; 

 a vegetation buffer to the north west boundary will retain current am enity 

and privacy for existing residents; 

 retain appropriate vegetation in the two gullies; 

 retain views along the two gullies from  Kings Avenue; 

 dwellings adjoining Kings Avenue should be designed so that rear fencing 

is either screened by vegetation (on the Kings Avenue side) or that they 

have a dual frontage to ensure that the developm ent contributes to the 

am enity of the streetscape; 

 low open style fencing in conjunction with landscaping is recom m ended 

for the side boundaries of the north eastern m ost areas, adjacent to Belar 

Avenue; 

 given that the site can be viewed from  nearby high points such as 

Kincum ba Mountain, the selection of roof colours and m aterials should be 

in accordance with the architectural guidelines; and 

 landscaping should com plim ent the site characteristics and in particular, 

incorporate the planting of new canopy trees using endem ic species. 
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4.9 CONTAMINATED SITE ASSESSMENT 

4.9.1 Introduction 

In order to characterize the site, assess its suitability for development and 

address the requirements of SEPP 55, a Phase One Environmental Site 

Assessment (Annex E) was undertaken to address the following objectives: 

 identify all past and present potentially contaminating activities; 

 identify potential contamination types; 

 discuss the site condition; 

 provide a preliminary assessment of site contamination; and 

 assess the need for further investigation. 

A summary of the outcomes of this report is provided below, with the full 

report provided as Annex E. 

4.9.2 Scope of Works/Methodology 

The following works were undertaken: 

 site history review including historical land titles and aerial photographs; 

 a review of site geology, hydrology, hydrogeology (including a desktop 

search of the DWE groundwater bore data base) and topography 

information for the site; and 

 a site inspection of potential sources of contamination (e.g. current and 

former land uses etc.). 

4.9.3 Site Characterization 

The Phase 1 ESA considered the environmental conditions based on three 

criteria: 

 available background information; 

 site history; and 

 conditions of the site and surrounding environment. 
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Generally the site was assessed as being free of potential contaminants or past 

and present contaminating activities, likely to have a significant adverse 

impact on human health or the environment.  The site, although disturbed in 

parts by clearing of bushes and trees, is currently free from development.  

Also, no evidence of former development was noted.  As the site is largely 

uncontrolled it cannot be discounted that illegal dumping of potentially 

contaminating materials has occurred.  However, based on the information 

reviewed it is considered that the potential for such dumping is low. 

Potential for existing site contamination therefore is considered to be low and 

if encountered contamination is likely to be limited in extent to localised zones 

within the site.  Therefore the site is considered to have low potential to 

adversely affect human health or the environment either on surrounding 

properties or local receiving waters. 

It is not considered the further investigations to assess the site for 

environmental conditions in accordance with the current assessment 

objectives are required prior to the site being developed. 

4.9.4 Conclusions and Recommendations 

The Phase 1 ESA undertaken for the proposal has not identified any 

significant potential for site contamination.  Therefore it can be concluded that 

the site is suitable for the proposed development from a site contamination 

perspective.  Providing that environmental conditions on the site do not 

deteriorate due to unforeseen circumstances further investigations to assess 

the environmental conditions on the site are not recommended. 
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5 SITE SELECTION AND CONSTRAINTS ANALYSIS 

5.1 INTRODUCTION 

In order to draw together the findings documented in the previous chapters 

and provide satisfactory conclusions to this LES, an integrated assessment of 

the identified constraints and opportunities has been undertaken.  These 

constraints and opportunities occur on a number of levels, namely: 

 opportunities for the establishment of a hi – tech home business estate; 

 constraints and opportunities presented by the strategic planning 

framework; and 

 the physical properties of the site need to be interpreted as 

constraints/opportunities in relation to the proposed development of the hi 

– tech home business estate. 

Items one and two have been comprehensively examined within the previous 

three chapters.  The benefits and opportunities presented by locating such a 

development within the Gosford LGA have been demonstrated as being 

substantial, as has its consistency with the objectives of the various documents 

detailing the strategic planning framework for the Central Coast region.  The 

proposal also represents the opportunity for Council to secure a large portion 

of land for inclusion within the Coastal Open Space System. 

Having established this need, the outcomes of the environmental impact 

assessment contained within Chapter 4 have been utilised to undertake 

constraints and opportunities mapping.  The results of this mapping exercise 

were used to formulate a development concept plan based on: 

 areas identified as being generally appropriate for urban development; 

  areas which subject to appropriate environmental management measures 

could be developed for specified uses; and 

 areas of the site which due to their environmental properties, need to be 

retained in an undeveloped state. 

5.2 CONSTRAINTS MAPPING 

The primary constraints include: 

 threatened, endangered or vulnerable species and their habitats; 

 land in excess of 20% slope; 
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 the need to incorporate bushfire asset protection zones; 

 preservation of key riparian vegetation; 

 flood prone land; 

 geotechnical considerations; and 

 road access constraints. 

The results of the initial constraints mapping exercise are illustrated within 

Figure 5.1.  This mapping exercise indicated that the primary constraints are 

ecologically based and in particular the riparian areas within the site require 

rehabilitation and ongoing management to restore their biodiversity values. 

5.3 CONCEPT PLAN 

From the constraints analysis, a development Concept Plan (see Figure 5.2) has 

been prepared showing the area of land suitable for low density residential 

development, community facilities, lower density business hub support 

facilities, and those areas which due to their environmental attributes require 

protection.  The Concept Plan is provided to illustrate the form development 

might take which is consistent with the proposed rezoning as documented in 

this LES.  It provides an example of how development could occur consistent 

with the delineated zone boundaries in Figure 1.4. 
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6 SUSTAINABILITY ASSESSMENT AND OUTCOMES 

6.1 INTRODUCTION 

Assessment of the concept plan in terms of economic justification, social 

interactions and ecological impacts needs to be undertaken in an integrated 

fashion.  In order to provide an assessment of the concept plan in respect to 

the objects of the Environmental Planning and Assessment Act 1979, an 

integrated sustainability and outcomes assessment is presented in this 

chapter.  This assessment includes appropriate mitigation measures and 

potential development controls. 

The objects of the Act are to encourage: 

(i) the proper management, development and conservation of natural and artificial 

resources, including agricultural land, natural areas, forests, minerals, water, cities, 

towns and villages for the purposes of promoting the social and economic welfare of 

the community and a better environment; 

(ii) the promotion and co-ordination of the orderly and economic use and development 

of land; 

(iii) the protection, provision and co-ordination of communication and utility services; 

(iv) the provision of land for public purposes; 

(v) the provision and co-ordination of community services and facilities; 

(vi) the protection of the environment, including the protection and conservation of 

native animals and plants, including threatened species, populations and ecological 

communities, and their habitats, 

(vii) ecologically sustainable development; and 

(viii) the provision and maintenance of affordable housing. 

These objects essentially require a triple bottom line (economic, social and 

environmental) sustainability assessment to be provided to ensure that these 

objectives have been met.  The four principles of ecologically sustainable 

development (ESD) are listed in Schedule 2 of the Environmental Planning 

and Assessment Regulation 2000 (EP&A Regulation) as follows: 

 the precautionary principle;  

 inter-generational equity;  

 conservation of biological diversity and ecological integrity; and  

 improved valuation, pricing and incentive mechanisms. 
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The manner in which these four principles apply to the Concept Plan are 

outlined in the balance of this chapter. 

6.2 ECONOMIC SUSTAINABILITY 

6.2.1 Introduction 

Long term economic sustainability needs to be measured in the context of the 

following: 

 the capacity of the site to be developed, serviced and maintained in a 

manner that does not place undue economic demands on Council, 

adjoining residents or the wider rate payers base; 

 the ability of the proposed hi – tech home business park estate to firstly 

attract home business owners, and to ensure the ongoing operation of the 

site in the manner proposed; and 

 contribution of the site to the economic benefit of the Gosford Local 

Government Area and New South Wales. 

6.2.2 Site Capacity 

The constraints and opportunities analysis indicates that a maximum of 145 

lots can be developed within the confines of the physical limitations of the 

site.  This includes the provision of the following infrastructure: 

 internal roads constructed to relevant Council standards as detailed within 

Annex B; 

 intersection treatment on Kings Avenue in accordance with AUSROADS 

requirements as detailed within Annex B; 

 continuation of Belar Avenue; 

 high speed broadband communications connectivity to all lots; 

 internal subterranean electricity supply; 

 fully integrated water management plan as detailed within Section 3.5.1; 

and 

 upgrade of any Council owned physical infrastructure (such as sewerage 

pumping stations) as detailed within Section 3.5.1 and Annexures G and S. 
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The site will require that Section 94 and Section 64 Contributions be paid 

towards augmentation of Council’s wider physical infrastructure.  The 

addition of these lots within a readily serviceable urban setting will allow for 

straightforward servicing and a substantial increase in rate payer base 

numbers.  Additionally, it is proposed to rehabilitate and dedicate to Council, 

at no cost, a substantial area of ecologically important land (27.2 hectares) to 

the Coastal Open Space System.  This presents the opportunity for Council to 

add to the regional open space system without any financial burden.  The 

assessment of existing soft infrastructure within the immediate area to 

accommodate the population increase (Annex M , with a summary provided 

within Section 3.5.2) demonstrates that undue pressure will not be placed on 

these services. 

The provision of efficient infrastructure within the hi – tech home business 

estate, its physical location, and the dedication of land to the Coastal Open 

Space System presents the opportunity for substantial economic benefit to 

Council, whilst still allowing for the site to be developed in an economically 

beneficial manner. 

6.2.3 Home Business Development 

As referenced throughout this LES, the home business sector plays a central 

role in the economies of Gosford LGA, the Central Coast Region, New South 

Wales and Australia.  Given the site’s central location within the Gosford 

LGA, proposed on site business support facilities, the relatively short 

commute to the global city of Sydney, it is likely that the proposed hi – tech 

home business estate will be in high demand.  Section 3.2 provides a 

comprehensive assessment of the need and advantages presented by a 

conglomeration of home businesses.  As the long term assessed economic 

benefits are highly dependant on the success of the hi – tech home business 

estate concept, a comprehensive monitoring plan needs to be implemented.  

Background research undertaken by the Universities of Sydney and Newcastle 

provide a strong indication that long term the hi – tech home business estate 

will be a success. 

6.2.4 Contribution to the Wider Economy 

The economic and employment impact assessment undertaken by Professor 

Scott Holmes (provided within Annex M   and summarised within Section 3.2.3) 

outlines the likely short and long term contribution of the proposed hi – tech 

home business estate to the wider economy.  The economic benefits are 

included within Table 3.1 indicate a substantial input to the robustness of the 

local, regional, State and National economies.  The predicted level of economic 

and employment benefits will be confirmed during the monitoring phase.   
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6.2.5 Outcomes to be Implemented 

In order to ensure that the outcomes alluded to previously eventuate, the 

following basic measures need to be put in place: 

 development of 145 fully serviced lots at full cost to the developer, 

including all infrastructure installation and upgrades as recommended 

within Section 6.2.2; 

 dedication of 27.2 hectares of land to the Coastal Open Space System at no 

cost to Council; 

 provision of business support facilities to attract home business operators; 

 requirements to ensure that all sites are operated as, or are capable of being 

operated as, home business; 

 property title system that will discourage people from establishing 

themselves in the estate that do not wish to operate a home business; and 

 a monitoring plan that will measure the success of the hi – tech home 

business concept. 

6.3 SOCIAL SUSTAINABILITY 

6.3.1 Introduction 

The concept of ongoing social sustainability with regards to the development 

of the proposed hi – tech home business estate needs to be looked at in the 

following manner: 

 impacts of the construction, and ongoing operation of the site as a hi – tech 

home business estate on the social amenity of the surrounding area; 

 capacity of the site to contribute to the social well being of the immediate 

residential areas, as well as the wider area; and 

 how the concept of a hi – tech home business estate can be operated such 

that the quality of life of the present, and subsequent generations of 

occupants remains high. 
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6.3.2 Direct Impacts 

Potential direct amenity impacts upon the adjoining residential areas relate to 

the construction phase of the works, as well as ongoing operational phase.  

The matter of construction noise is typically assessed during any development 

application phase and therefore has not yet been subject to any detailed 

technical studies. 

Ongoing operational matters potentially occurring include increase in local 

traffic flows, increased pressure on public facilities and potential increased 

demand on services.  The traffic assessment that was undertaken (provided as 

Annex B and summarised within Section 4.7) concluded that traffic movements 

associated with the site would be similar to that of a residential development 

of the same size and therefore would not cause any undue impacts on the 

surrounding area.  Furthermore, there is likely to be a positive impact on the 

regional road network in terms of a reduction in vehicular movements. 

The infrastructure assessment presented within Section 3.5.2 examined the 

potential for the proposal to place an increased demand on public recreation 

facilities within the area.  It was concluded that given the relatively small 

population increase anticipated, it will have minimal effect on capacity of 

recreation facilities.  Section 3.5.2 also concluded that the existing public and 

private infrastructure within the area was capable of absorbing any increase in 

population. 

Impacts can also arise where higher densities of development are proposed 

than that of surrounding areas.  Differing densities and types of development 

can create additional traffic movements and traffic conflicts.  The amenity and 

social expectations of occupants of higher density development occupants can 

differ from lower density areas and cause potential conflict.  Development of 

the site in a manner commensurate with the surrounding areas as proposed in 

the Concept Plan is a conscious attempt to avoid these types of conflicts. 

6.3.3 Contribution to Social Well Being 

The site will include substantial passive recreation areas which will be made 

available to the general public.  This is considered a net benefit to the social 

wellbeing of the area.  Additionally, the dedication of approximately 27.2 

hectares of rehabilitated, ecological robust land to the Coastal Open Space 

System represents a substantial increase in publicly accessible open space 

within the Gosford LGA.  The Concept Plan which evolved out of the analysis 

of the constraints and opportunities of the site also allows for direct public 

access to be gained through the site to the broader Kincumber Mountain 

Coastal Open Space System. 

The economic and employment impact assessment undertaken on the 

proposed hi – tech home business estate concluded that it would have an 

annual benefit of $35 million, $8.4 million of which would be captured within 

the immediate region.  A total of 440 jobs would be created both directly and 
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indirectly by the proposal, 308 within the immediate region.  Therefore, 

ongoing use of the site in the manner proposed has the potential to greatly 

contribute to the social well being of the wider area. 

6.3.4 Internal Quality of Life 

The conglomeration of home businesses on the site has the potential to cause 

internal residential amenity problems.  These are primarily related to noise.  

Whilst there would be an enforceable expectation that all sites contain, or are 

able to accommodate, a home business, there are potential amenity issues 

associated with any home business.  It will therefore be necessary for each 

proposed home business to comply with the rules set down by the 

Community Association aimed at safeguarding the local amenity. 

The notion of the hi – tech home business estate relies on the ongoing 

utilisation and maintenance of the business support hub.  Measures will be 

implemented to ensure that this support structure is in place for the life of the 

development. 

6.3.5 Outcomes to be Implemented 

In order to ensure that the desired outcomes are realised, the following basic 

actions need to take place: 

 dedication of 27.2 hectares of land to the Coastal Open Space System at no 

cost to Council; 

 public access to the Kincumber Mountain Coastal Open Space System be 

granted through the site; 

 mechanism to ensure that all recreation facilities proposed to be included 

on the site are available for use by the general public; 

 monitoring of the success of the hi – tech home business estate concept to 

measure its contribution to the social well being of the Gosford LGA; 

 appropriate controls be put in place to ensure that any development on the 

site is consistent with the scale and density in the surrounding areas; 

 development controls that ensure that dwelling footprints are similar to 

those of surrounding areas whilst recognising the physical requirements of 

home businesses;  

 controls be put in place to limit the potential impacts of some home 

businesses upon the residential amenity of the area; and 

 require the provision of appropriate funding for the ongoing operation of 

the business support hub be provided by residents of the proposed hi – 

tech home business  estate. 
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6.4 ECOLOGICAL SUSTAINABILITY 

6.4.1 Introduction 

 The concept of ongoing ecological sustainability with regards to the 

development of the proposed hi – tech home business estate needs to be 

looked at in the following manner: 

 contribution to global warming and climate change; 

 off site ecological impacts; and 

 on site ecological impacts. 

6.4.2 Global Warming and Climate Change 

The development of the home business park estate with associated business 

support services and electronic facilities will result in a reduction in the 

demand for broader external traffic movements out of the Central Coast 

region to larger metropolitan areas by containing regional trip generation 

through on site local employment, as detailed in the Traffic Impact 

Assessment (see Section 4.7 and Annex B).  This will aid in the reduction of 

greenhouse gas emissions. 

The reduction in transport associated with Parkside@Terrigal is twofold, 

being: 

 hi-tech home based business  estate providing local employment within the 

estate, thereby reducing employment related transport for residents of the 

estate; and 

 the provision of business support services and electronic facilities reducing 

reliance on transport outside the region to larger metropolitan areas for 

such services and facilities. 

The Traffic Impact Assessment analysed the likely reduction in traffic as a 

result of the on-site employment associated with the 145 lot hi-tech home 

based business estate.  The assessment (refer to Annex B), based on a home 

business participation rate of 75% and an approximate external employment 

rate of one full time position per home owner participant, concluded: 

 that for people working from home, there would be a reduction in local 

traffic by up to 17%, however this would be balanced within the estate by 

additional trips for support staff working in the houses and that the impact 

on the local road network would be similar to a normal residential 

subdivision; and 
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 the containment of traffic within the local road network as a result of the 

hi-tech home business estate will result in a reduction in employees 

commuting outside the region.  The Traffic Impact Assessment identifies 

that in 2001, 25.2% of Central Coast residents worked outside the region, of 

which 79% travelled by car to work.   The assessment concluded that the 

provision of a projected 219 full time positions on site in addition to further 

‘spin off’ local employment opportunities is likely to result in a significant 

net reduction in movements on the broader road network and F3 Freeway.   

The significant net reduction in vehicle movement outside the region will 

result in a reduction in greenhouse gas emissions.  Additionally, the 

construction of the dwellings will also be undertaken in a manner that exceeds 

the requirements set out within State Environmental Planning Policy – BASIX.  

This will significantly lessen the energy and water requirements when 

compared to a standard residential housing estate. 

The net reduction in vehicle movements outside the region will also facilitate 

social wellbeing and harmony by reducing commute times, thereby enabling 

greater time for family and leisure within the open space areas of the estate 

(see Section 6.3).  

6.4.3 Off Site Ecological Impacts 

The site is located high in the catchment which drains into the Terrigal 

Lagoon.  The ecological assessment undertaken as part of the LES (Annex C, 

with summaries provided within Sections 4.2 and 4.5) identified a number of 

water courses with capacity to carry water off site.  Therefore, the health of 

these water courses, the riparian areas, and the quality of surface water runoff 

entering these water courses is critical to the overall ecological performance of 

Terrigal Lagoon.  It is proposed to appropriately preserve and rehabilitate the 

watercourses and riparian areas and put in place appropriate water sensitive 

urban design measures. 

The ecological site assessment identified that elements of the site’s vegetation 

play a critical role in providing habitat linkages to conservation reserves 

(primarily the Kincumber Mountain Coastal Open Space System).  These 

elements were identified within the constraints mapping and have been 

nominated to be dedicated, at no cost to Council, to the Coastal Open Space 

System.  This will ensure that vital habitat linkages are retained and managed 

into the future. 

6.4.4 On Site Ecological Impacts 

As part of investigations, a number of physical ecological constraints were 

identified.  These include the presence of endangered ecological communities 

and threatened species.  The location of these was considered in the 

development of the constraints and opportunities plans.  Additionally, a 

number of management and rehabilitation opportunities have been identified 
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to ensure that any impacts are minimized and the site retains and improves its 

present ecological values.  In order for this to occur, it is proposed to 

implement a number of retention, management and rehabilitation measures. 

6.4.5 Outcomes to be Implemented 

In order to ensure that the desired outcomes are realised, the following basic 

actions need to take place: 

 requirements that each individual dwelling be operated as, or able to be 

operated as,  a home business; 

 implementation of specific architectural guidelines; 

 dedication of 27.2 hectares to the Coastal Open Space System; 

 restoration and retention of riparian vegetation; 

 retention of areas of the  endangered ecological community; 

 retention and protection of areas of vegetation in good condition with high 

biodiversity values; 

 retention of habitat linkages to conservation areas; 

 implementation of a water quality management system; and 

 implementation of an ecological site management plan. 

6.5 IMPLEMENTATION 

The construction, maintenance, monitoring and ongoing operation of the site 

in the manner described within this LES is critical to the success of the hi – 

tech home business estate.  It is therefore proposed to put in place a multiple 

layered framework to facilitate the delivery of the outcomes described within 

Section 6.4.  These layers include: 

 Zoning and Supplementary Controls; 

 Voluntary Planning Agreement; 

 Draft Development Control Plan;  and 

 Community Title and Precinct Management Plan. 
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6.5.1 Interim Development Order No 122 (IDO No. 122), Gosford Planning Scheme 

Ordinance (GPSO) and Draft LEP 2009 

Interim Development Order No 122 (IDO No. 122) and Gosford Planning 

Scheme Ordinance (GPSO) are the prevailing local planning instruments 

within the Gosford Local Government Area controlling the present 

development of the site.   

On the advice of Council, the Local Environmental Study has been prepared 

reflecting the future planning framework being draft GLEP 2009.  Specifically, 

it is proposed to rezone the site from the current Environmental 7(a) 

Conservation and Scenic Protection (Conservation) and 7(C2) Conservation 

And Scenic Protection (Scenic Protection - Rural Small Holdings) zones under 

Gosford Interim Development Order No 122 to R2 Low Density Residential, 

RE1 Public Recreation, E2 Environmental Conservation and RE2 Private 

Recreation under draft Gosford Local Environmental Plan 2009 (draft GLEP 

2009). 

The following addition to Clause 5.4(2) of draft GLEP 2009 is also proposed by 

inserting the words:  

"...unless the business is located upon Lot 202 DP 831864, Lots 8 and 9 DP87601, Lot 
2 DP 1111392, Lot 4 DP 37914 and Lot 1 DP 381971 located at Kings Avenue, 
Terrigal, in which case the business must not use more than60 square metres of floor 
area”. 

6.5.2 Voluntary Planning Agreement 

Section 93F of the Environmental Planning and Assessment Act 1979 allows for a 

voluntary agreement to be entered into between a developer and a planning 

authority.   Such an agreement is able to be entered into when: 

 a change has been sought to an environmental planning instrument; or 

 a development application has been, or is proposed to be, made. 

Such agreements (known as voluntary planning agreements – VPA) are 

generally entered into in large scale developments which are undertaken in 

stages.  Given the scale of the potential development arising from the 

rezoning, it is proposed to negotiate a VPA with Council.  Whilst such an 

agreement would be subject to the final site layout plans and any 

requirements of public authorities, a general outline of undertakings is 

provided below: 

 dedication to Council of all internal access roads as public roads; 

 development of the hi – tech home business estate as outlined in this LES; 

 dedication of 27.2 hectares of land within the site to Council at no cost to 

become part of the regional open space network; 
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 payment of any contributions required under Section 94 of the EP& A Act; 

 carrying out of any infrastructure works required to service the 

development at no cost to Council; and 

 maintain and make available to the general public, any open space 

provided within the development at no cost to Council. 

6.5.3 Parkside Development Control Plan 

A draft Development Control Plan for Parkside (draft Parkside DCP) has been 

prepared (see Annex U) which provides more detailed guidelines for the 

subdivision and development of the land.  The draft Parkside DCP has been 

the subject of consultation with Council officers.  The objectives of the draft 

Parkside DCP (from which specific controls are developed) are to: 

 provide the opportunity for the development of the land as a Home Based 

Business Estate under Community Land Development Act 1989; 

 protect the environmental properties of the site, including mitigating any 

potential impacts on threatened species and endangered ecological 

communities; 

 ensure that the riparian areas of the site are adequately rehabilitated and 

access is strictly controlled to prevent future degradation; 

 ensure that flood prone land is not developed for residential purposes; 

 ensure that adequate asset protection zones are provided and maintained 

to mitigate any bush fire hazard on site; 

 ensure that the site is adequately serviced including the provision of sewer 

services, a stormwater quantity and quality management system; 

 ensure that traffic generated by land uses on site does not adversely impact 

on the surrounding road network and adequate on site car parking is 

provided; 

 ensure the development does not adversely impact on the amenity of the 

area; 

 ensure that when the site is developed the geotechnical constraints of the 

site are considered and any geotechnical hazard is adequately mitigated; 

 ensure that public access to Kincumba Mountain Reserve is freely available 

through the site; 

 ensure that, if the site is developed for a Home Based Business Estate, an 

appropriate business support hub will be provided within the boundaries 

of the site; 
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 ensure the provision of appropriate active and passive recreational facilities 

on site to service the needs of residents, including residents of any Home 

Based Business Estate and other residents; 

 ensure that the street network is safe and efficient; 

 ensure that appropriate pedestrian pathways are provided which facilitates 

access to the open space areas on site and the Kincumba Mountain Reserve; 

and 

 ensure that any buildings erected on site have due regard for site sensitive 

design issues. 

6.5.4 Community Title and Precinct Management Plan 

Rather than a traditional Torrens Title arrangement, in order to ensure that the 

proposed hi – tech home business estate is developed and managed in 

accordance with the principles outlined within this LES, it is proposed to 

undertake a Community Title subdivision utilising the provisions of the 

Community Land Development Act 1989.  This will allow for enforcement of 

home business provisions and effective management of community facilities.  

In order to achieve this, a Community Management Statement is required to 

be prepared.  The adoption of such a statement would be formally undertaken 

during the development approvals phase of the site development.  A draft 

Community Management Statement has been prepared and included as 

Annex H.  Matters that must included within the statement are: 

 the location, control, management, use and maintenance of any part of the 

community property that is an open access way or a private access way; 

 the control, management, use and maintenance of any other part of the 

community property, including any special facilities provided on the 

community property; 

 matters affecting the provision of, and payment for, internal fencing on the 

community parcel including any obligations of the community association 

or the subsidiary bodies;  

 the storage and collection of garbage on and from the community parcel 

and any related obligations of the community association or the subsidiary 

bodies;  

 the maintenance of water, sewerage, drainage, gas, electricity, telephone 

and other services;  

 insurance of the community property; 

 the executive committee of the community association, the office-bearers of 

the committee and the functions of the office-bearers; 
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 meetings of the executive committee; 

 voting on a motion submitted to the executive committee otherwise than at 

a meeting of the committee; and 

 the keeping of records of proceedings of the executive committee. 

It is proposed that the overriding Community Management Statement would 

apply to the whole site and include provisions such as: 

 description of access provisions; 

 maintenance and upkeep provisions; 

 financial management; 

 architectural controls (including the requirement that each new dwelling 

contain a dedicated area between 30m2  and 60m2 capable of being utilised 

as a home business); 

 on site parking provisions; and 

 restrictions as to what type of business that can be conducted to ensure that 

residential amenity is preserved. 

In addition, a number precinct plans and additional management plans are 

proposed to be developed.  These will include a home business support hub 

and community facilities precinct plan, including provisions relating to access, 

maintenance and financial management.  A comprehensive Asset 

Management Plan will be developed to be adopted by the Community Title 

Management Statement.  This will incorporate documents either prepared in 

support of this LES, or required as primary recommendations and comprise 

the following: 

 water quality management plan; 

 ecologically based site management plan – in accordance with the 

Ecological Site Assessment; 

 vegetation management plan – in accordance with the Ecological Site 

Assessment; 

 bushfire management plan – in accordance with the Bushfire Risk 

Assessment; and 

 asset maintenance schedule – to be prepared by a qualified building 

inspector on completion of Civil and Architectural works. 
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6.6 CONCLUSION 

The proposed rezoning of the site on Kings Avenue from the current 

Environmental 7(a) Conservation and Scenic Protection (Conservation) and 

7(C2) Conservation And Scenic Protection (Scenic Protection - Rural Small 

Holdings) zones under Gosford Interim Development Order No 122 to R2 

Low Density Residential, RE1 Public Recreation, E2 Environmental 

Conservation and RE2 Private Recreation under draft Gosford Local 

Environmental Plan 2009 (draft GLEP 2009) will facilitate the development of 

a hi – tech home business  estate. 

The Parkside@Terrigal hi – tech home business estate concept has been 

carefully formulated over a number of years and has included input from 

academic staff at the Universities of Sydney and Newcastle.  The concept has 

the capacity to greatly aid in the development and support of small business 

within the Gosford Local Government Area.  The home business sector 

represents 63% (282,000) of the overall total of small businesses operating 

within New South Wales.  The development of a dedicated home business 

hub has particular merits in that it encourages innovation, collaboration of 

ideas and facilitates business growth.  Given the uniqueness of the proposal 

and the capacity of small businesses to contribute to the local, regional, state 

and national economies it is considered that the establishment of a pilot 

project will provide the opportunity to monitor the success of the concept 

which could potentially be replicated within other regions. 

Whilst the concept of a hi – tech home business estate is still in the formative 

stage, it is consistent with the broader planning principles pertaining to 

economic, social and ecologically sustainable development.  These principles 

are embodied within documents such as the Environmental Planning and 

Assessment Act 1979, the draft Gosford Local Environmental Plan 2009, Central 

Coast Regional Strategy and the Gosford Vision 2025.  This LES has 

demonstrated that the proposal will aid in the attainment of the goals and 

objectives of these documents.  The Kings Avenue site has been specifically 

chosen due to its location within the existing urban mosaic, its capacity to 

accommodate the various elements required by the hi – tech home business 

estate, and the contribution it can make to the regional open space network.  

In order to ensure that development takes place in a sustainable manner, it is 

proposed to put in place a number of specific measures including a range of 

environmental management plans.  These include: 

 water management plan based on the principles of Water Sensitive Urban 

Design; 

 retention of areas with high ecological values, and dedication of a large 

portion of this land (27.2 hectares) to Council for inclusion within the 

Coastal Open Space System; and 

 ecological site management plan to retain and manage areas remaining 

within private ownership. 
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The physical opportunities presented by the site together with the potential  

presented by a well managed, hi – tech home business estate are compelling 

reasons to support the rezoning of the site.  The economic and employment 

benefits generated both during and after construction are overwhelmingly 

positive, as is the package of environmental benefits proposed.  A multi 

layered planning framework has been developed which will allow for the 

development of the site in the manner proposed.  It will provide assurances 

that the commitments made are enforceable for the life of the development. 
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