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Rezone land at the North VUyong Industrial Estate, Pacific Highway, Wyong

Proposal Title :

Proposal Summary

PP Number :

Rezone land at the North Wyong lndustrial Estate, Pacific Highway, Wyong

The planning proposal would amend the Wlong LEP l99l or the finalised Wyong

comprehensive LEP by rezoning the land from an industrial zone (currently 4(a) General

lndustrial/ a(b) Light lndustrial in the Wyong LEP 1991) to a B6 Enterprise Gorridor zone. Land

currently zoned 2(a) Residential is proposed to be rezoned 86 also.

PP-2012_W(ONG-004-00 Dop File No : 12117796

Proposal Details

LEP Type Spot Rezoning

Location Details

Street: Pacific Highway, Lucca Road, Donaldson Street, Brussels Road, London Drive, Amsterdam

suburb . circuit, Naples Place, Dulmis¿ÍlÊ,u"nutwong postcode : 2259

Land Parcel : Numerous lots located on land identified within the North Wlong lndustríal Estate (refer to the

map provided at Attachment A of Gouncil's Govering Letter)

DoP Planning Officer Contact Details

Contact Name : Ben Holmes

ContactNumber: 0243485003

Contact Email : ben.holmes@planning.nswgov.au

RPA Gontact Details

Contact Name : Scott Duncan

Contact Number : 0243505il7

Contact Email : DUNCANS@wyong.nsw.gov.au

DoP Project Manager Contact Details

Contact Name :

Contact Number:

Contact Email :

Land Release Data

Date Planning
Proposal Received

Region:

State Electorate:

Growth Centre

Regional / Sub
Regional Strategy

25-Oct-2012

Hunter

WYONG

LGAcovered:

RPA:

Section of the Act

ReleaseArea Name :

Consistent with Strategy

Wyong

Wyong Shire Council

55 - Planning Proposal

N/A

Gentral Coast Regional

N/A

No
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Rezone land at the North Wyong lndustrial Estate, Pacific Highway, Wyong

MDP Number:

Area of Release (Ha)

Date of Release

Type of Release (eg

Residential /
Employment land) :

No. of Dwellings
(where relevant) :

No of Jobs Created :

N/A

No. of Lots 0 0

Gross FloorArea 0 1,425

The NSWGovernment Yes

Lobbyists Code of
Conduct has been
complied with :

lf No, comment :

Have there been
meetings or
communications with
registered lobbyists?

lf Yes, comment :

No

Supporting notes

lnternal Supporting
Notes:

Site Description:

The 88 ha site is located between the Tuggerah-Wyong maior centre (approximately 1.5 to
3 km distant from Wfong) to the south/ south-west, the Wadalba village centre
(approximately 0.8 to 2.5 km distant) to the east and the new Warnervale Town Centre
(approximately 3.5 km) to the north.

Gouncil states that the broader precinct (la3 ha) has developed incrementally for industríal
since the mid 1960's, with approximately 50% already developed. The PP site consists
primarily of land developed for indust¡ial and vacant land that is yet to be developed for
industrial, as well as two small low density residential precincts which front the Pacific

Highway. An electricity substation is located in the south-western part of the precinct
which Council has excluded from the PP.

To the south is the Pacific Highway, tlVyong golf cource, recreation facílities and a small
precinct of low density residential. Low density residential is to the east. To the west is the

ra¡lway line, with SEPP 14 coastal wetland and the balance of the industrial estate (54 ha)

to the north. Gouncil has not included this part of the estate in the PP. lt is to be retained

as industrial.

Jobs and Gross FloorArea

Gouncil anticipates that the new BG precinct would provide approximaúely 2,850 jobs by

2031, effectively doubling the anticipated yield if the land were to remain zoned for
industrial (1,425 jobs).

The potential gross floor area of the precinct currently is approximately 563,000 m2 (0.8:l
FSR, 80 % of the site developed). This proposal would provide up to approximately

4,200,000 m2 (no FSR, 80 % of the site developed, 20 m height), effectively providing

approximately an additional 3,500,000 m2 of floor space.

Previous discussions with Gouncil:

The Department has discussed rezoning this precinct to a business zone with Council
previously. These discussions include Gouncil raising concerns that the proposal would a)

allow an out-of-centre business park to be developed which would undermine the

Wyong-Tuggerah ma¡or centre, b) reduce the amount of light industrial land available in
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Rezone |and at the North Vtlong lndustrial Estate, Pacific Highway, Wyong

the shire, and c) be inconsistent with the Regional Strategy and Council's Wyong-Tuggerah
Planning Strategy.

The Department has previously advised Council that a future PP should consider the
potential adverce effect on centres and loss of industrial zoned land.

Employment Lands Investigation:

Gouncil is currently finalising an employment lands investigation (funded through PRF).

This study investigates industrial land supply and demand, and amongst other matters will
consider the suiúability of existing industrial precincts being retained for industrial
purposes.

External Supporting
Notes :

Adequacy Assessment

Statement of the object¡ves - s55(2)(a)

ls a statement of the objectives provided? Yes

Comment : The statement of objectives is generally consistent with the Department's "A guide to
preparing planning proposals".

Explanation of provisions prov¡ded - s55(2xb)

ls an explanation of provisions provided? Yes

Comment : The explanation of provisions is generally consistent with the Department's "A guide to
preparing planning proposals".

Justification - s55 (2Xc)

a) Has Council's strategy been agreed to by the Director General? No

b) S.117 directions identified by RPA :

* May need the Director General's agreement

ls the Director General's agreement required? Yes

c) Consistent with Standard lnstrument (LEPs) Order 2006 : Yes

d) \Mich SEPPs have the RPA identified?

l.l Business and lndustrial Zones
1.3 Mining, Petroleum Production and Extractive Industries
2.1 Environment Protection Zones
2.3 Heritage Conservation
3.1 Residential Zones
3.2 Garavan Parks and Manufactu¡ed Home Estates
3.3 Home Occupations
3.4 lntegrating Land Use and Transport
3.5 Development Near Licensed Aerodromes
4.1 Acid Sulfate Soils
4.3 Flood Prone Land
4.4 Planning for Bushfire Protection
5.1 lmplementation of Regional Strategies
6.1 Approval and Referral Requirements
6.2 Reserving Land for Public Purposes
6.3 Site Specific P¡ovisions

SEPP No l¡l-Goastal Wetlands
SEPP No 33-Hazardous and Offensive Development
SEPP No 5FRemediation of Land

SEPP (Exempt and Gomplying Development Godes) 2008

SEPP (lnfrastructure) 2007

SEPP (Mining, Petroleum Production and Extractive Industries) 2007
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Rezone land at the North Vtlong lndustrial Estate, Pacific Highwa¡ Wyong

e) List any other
matters that need to
be considered :

Have inconsistencies with items a), b) and d) being adequately justified? No

lf No, explain : Further discussion on this aspect is provided in the 'Consistency with strategic planning

framework'section of this report.

Mapping Provided - s55(2Xd)

ls mapping provided? Yes

Comment: The height map (PP Annexure C) provided excludes the existing residential areas

despite these areas being proposed to be rezoned to 86. The map should be amended

to introduce heights for these areas also if this is what Gouncil intends.

A locality map that identifies the Iand to be rezoned within the broader
Wyong-Warnervale-Wadalba area would also be useful.

Community consultat¡on - s55(2xe)

Has community consultation been proposed? Yes

Comment : A 28 day communit¡r consultation period is proposed.

Additional Director General's requ¡rements

Are there any additional Director General's requirements? No

lf Yes, reasons :

Overall adequacy of the proposal

Does the proposal meet the adequacy criteria? Yes

lf No, comment :

Council's draft Sl LEP has been submitted to the Department so that it can be certified for
public exhibition.

Council proposes that the PP would amend the finalised Sl LEP by rezoning the land to 86
Enterprise Corridor. Presumably the draft Sl LEP would zone the site to a zone equivalent to

its current 4(a) General lndustrial/ a(b) L¡ght Indusûial zoning in the Wyong LEP l99l ie lNl
General lndustrial or lN2 Light lndust¡ial. The ¡esidential area, currently zoned 2(a)

Residential, would be converted to R2 Low Density Residential'

It is possible that should the draft Sl LEP be delayed then this PP may be finalised in
advance of the Sl LEP. lf this were to occur, the Wyong LEP l99l would need to be

amended instead of the Sl LEP and this is noted in the PP. This could occur by either
converting the PP's SI-based controls into equivalent Wlong LEP l99l provisions or by

adding a new Sl-based part into the Wyong LEP 1991. The latter approach has been used by

the Department to transfer MD SEPP provisions into the LEP l99l (eg Gwandalan,

Warnervale Town Gentre).

The Wi¡ong LEP l99l does not conúain height standards for the site. The PP would introduce
height controls of 0 m (for roads and within a certain setback from the Pacific Highway), 10

m (within a certain setback from roads) and 20 m (remainder of the site) based on a precinct

Proposal Assessment

Principal LEP:

Due Date : June 2013

Comments in relation

to Principal LEP :
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road layout. This is an approach not used elsewhere and Council should confirm what it
intends, particularly whether the current distribution of heights is practical or should the
road layout have the potential to change. Fuñher, the draft map shows that height would
not apply to the existing residential areas despite these being included in the PP and to be

rezoned 86 also. Gouncil should clarifo this aspect also.

The Wyong LEP l99l does not contain a FSR standard for the site, The PP is not proposing
to int¡oduce a FSR standard for this site. Presumably, FSR standards are not being applied
to the other 86 sites within the draft Sl LEP.

While Gouncil's intention to increase employment and "energise" the estate is supported,
the PP currently does not contain justification for the proposed zone and the scale of
development proposed. The key issue is the scale of business and office premises that
would be permitted by a 86 zone with a 20 m height limit and no FSR. The 88 ha site
would permit substantial out-of-centre commercial (130 ha if 50 % developed and 3 storeys;
ove¡ 420 ha if 80 % developed and six storeys). Locating commercial premises in centres is

a key objective of the Gentral Coast Regional Strategy, forming part of a broader strategy
to rejuvenate centres and increase public transport usage. These outcomes may be

undermined by the PP.

Council notes that the PP would foster emerging technology enterprises and associated
uses but it is not clear what these actual uses are or how best they could be

accommodated. The landowner's report (PP Annexure A) makes reference to the 86 zone

encouraging a mix of compatible uses in technology such as business, office and industrial
uses. The report attributes this to the site's proximity to an elect¡ical substation, excellent
optic fibre and an lnfraserue Data Gentre.

However, Council has not clarified these aspects, particularly in relation to whether the
benefits are specific to this precinct or could be obtained just as easily from a nearby
centre like W!¡ong or the new Warnervale Town Centre. lnstead, Council states that the 86

zone aligns with Council's vision for the site ie a corridor focussed, technology based,

mixed use precinct. There is limited information in the PP however on how this vision has

been formed, particularly given Gouncil's previous concerns about inconsistency with
Gouncil's Wyong-Tuggerah Planning Straúegy.

Alternative approaches exist that could be appropriate. Examples include reducing the
amount of land to be ¡ezoned 86 at this time, alternate zones like lN2 (permits high
technology industries), staging, FSR limit, reduced height limit, business/ office floor space
cap, etc.

Council needs to address these concerns as part of a resubmitted PP. This should include
considering why this site (or why all of this 88 ha site at this time) for 86, the scale of office/
business premises proposed, alternative zones/ uses, staging, and the need for additional
development standards/ local provisions.

Regarding the Ioss of industrial land by rezoning this precinct to a business zone, Gouncil

states that there is 1,100 ha of projected industrial land supply (free of major constraints) in
the shire. Council súates that this equates to approximately 50 years supply. On this basis,

the potential Ioss of industrial land would be minor. However, given that Gouncil is

currently completing a shire-wide employment lands investigation, Gouncil should be able
to confirm the role/ value that this industrial precinct provides within the locality/ broader

shire.

Assessment Criteria

Need for planning
proposal :

Page 5 of 9 09 Nov 2012 02:38 pm



Rezone land at the North Wyong lndustrial Estate, Pacific Highway, Vt$ong

Gentral Coast Regional Strategy (CCRS)

The GCRS supports jobs growth however it does not support out-of-centre commercial,
particularly when its scale may undermine existing centres. As discussed, further
consideration needs to be given to this issue by Gouncil. Until this has occurred, the PP is
inconsistent with the CGRS.

Local Strategies:

Gouncil states that the PP is consistent with Council's tlrlyong Shire Gommunity Strategic
PIan 2030.

SEPPs:

The PP is consistent with the relevant SEPPs, except SEPP 55 which requires further
discussion.

Gouncil notes thatthe land has been zoned for urban purposes and thatthis is indicative of
the suitability of the land for development in terms of potential conúamination. Council
proposes that contaminated land investígations would occur on a site-by-site or smaller
precinct basis atthe DAstage, ratherthan by undertaking the investigation atthe PP stage
for the 88 ha site.

Given that part of the site is already developed, undertaking a contam¡nated land review
of these sites at the DA stage would be a practical approach. For those lands that are

cleared but undeveloped however, Gouncil should satisfy itself that they do not contain
classes of land set out in SEPP 55 c¡ause 6(a). F they do contain land of those classes, then
Council should undertake a preliminary investigation as required by the SEPP (clause

6(2)).

sllT Directions:

The PP is consístent with the relevant sllT directions except the following which require
further discussion.

1.1 Business and lndustrial Zones: the PP is inconsistentwith this direction because it
would result in a) the loss of an area/ location of industrial zoned land and b) the creation
of a new busíness area that is not identified in a strategy endorsed by the DG.

While the loss of industrial land may be of minor significance (subject to Council
confirming the value of this precinct in light of its current employment lands investigation),
the creation of the new 86 zone would provide for substantial out-of-centre commercial.
Gouncil needs to reconsider consistency with this direction and either amend the PP such
that it is consistent or justify the inconsistency per the terms of the direction.

3.4 lntegrating Land Use and Transport: while Gouncíl's comments about the site being
serviced by public transport because it f¡onts the Pacific Highway are noted, both "Right
Place for Business and Services" and "lmproving Transport Ghoice" state that offices
should be located in existing centres. As a result the PP is inconsistent with thís direction.
Gouncil needs to reconsider consistency with this dírection and either amend the PP such
that it is consistent or justify the ínconsisûency per the terms of the direction.

3.5 Development near Licensed Aerodromes: this direction applies given the site's
proximity to the Wa¡nervale Aerodrome (<3.5 km). Consultation with the Federal

DepartmentofTransportand lnfrastructure and the Iessee ofthe aerodrome should occur
in order to determine consistency with this direction.

4.3 Flood prone land: Gouncil states that the PP is consistent with thís direction, noting that
an existing flood mitigation strategy is in place for part of the site and that the standard
model clause for flooding would apply (note: this clause would only apply if the PP

amends the draft Sl LEP, it would not apply if the PP amended the Wyong LEP l99l). lt is

Consistency with
strategic planning

framework:
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not clear however whether the existing strategy is appropriate given the change in uses
and anticipated job density (25 job/ha currently, proposed to increase to 50 jobs/ ha).

Further, Council asked the landowner to provide additional information relating to
flooding impacts. A draft Flood Risk Management study has been prepared, however no
reference is made to this report in the context of consistency with the s1l7 direction.

Council should update its sllT assessment accordingly and if the PP is inconsistent then
seek the DG's agreement per the terms of the direction.

4.4 Planning for Bushfire Protection: Gouncil needs to consult with the RFS in order to
determine whether the PP is consistent with this direction.

5.1 lmplementation of Regional Strategies: As discussed above, the PP is inconsistent
because it would permit substantial out-of-centre commercial premises. Council needs to
provide further information/ amend the PP before consistency with this direction can be

determined.

It should be noted that currently the land could be developed for industrial purposes

subject to DAs. Notwithstanding this, Gouncil has identified a number of potential

environmental impacts which it believes are relevant to the development of the land as 86
(contaminated land, bushfire, traffic, acoustic, visual, stormwater/ flooding). FuÉher,
studies relating to flooding, bushfire and traffic have been undertaken and provided with
this PP, and additional may also be required (SEPP 55 - contaminated lands). Council
staúes that aspects like acoustic and visual may be improved by the change from industrial
to business uses,

Council concludes that these impacts, if appropriately mitigated, should have no
significant detrimental impacts. Consultation with the community and relevant agencies
(bushfire - RFS; traffic - RMS, Transport for NSW) should inform this understanding.

Councíl states that the proposal would have a positive economic and social impact
through the c¡eation of additional employment (above that achievable under the current
industrial zone), reduced worker commute and economic flow-on effects.

There is limited discussion on the impacts on existíng residents affected by the PP

rezoning their land from residential to 86 which does not permit dwelling houses. lt is also
unclear whether these sites would be redeveloped. Should Council's approach to heights/
road setbacks be car¡ied over onto these areas, the developable areas would appear to be

limited.

Rezoning the land to a business zone may also result ¡n a loss of the service-type industrial
that currently occuns at this location. Some discussion on the impact that this may have in
terms of the services provided to local residents should also be provided.

Assessment Process

Proposal type Precinct Community Consultation
Period :

28 Days

Timeframe to make
LEP :

l2 Month Delegation DDG

Environmental social
economic impacts :

Public Authority
Consultation - 56(2Xd)

NSW Rural Fire Service
Transport for NSW
Transport for NSW - Roads and Maritime Services
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ls Public Hearing by the PAC required?

(2)(a) Should the matter proceed ?

lf no, provide reasons :

No

Yes

Resubmission - s56(2Xb) : Yes

lf Yes, reasons : As discussed, the Department supports Gouncil's intention to increase employment and
rejuvenate the existing estate. However, Gouncil needs to address the Departmenfs
concerns regarding the scale of out-of-centre commercial (office/ business) that the
precinct would provide for (up to 4,200,000 m2) and the impact this could have on existing
centres.

Iff J:,""T'ff å;ï:1"::'"i"åïi::JJåil:""j::Íäil'"i::i:T"11Ï"ïi,l;ill'l,i'
need for additional development standards/ local provisions.

ldentify any additional studies, if required. :

lf Other, provide reasons :

No additional studies are recommended at this stage.

lnternal consultation with the Gentres and Urban Renewal team has been undertaken, particularly given their
current work on the nearby proposed state significant site at Tuggerah (5 km south).

ldentify any internal consultations, if required :

Part 3A

ls the provision and funding of state infrastructure relevant to this plan? No

lf Yes, reasons :

Documents

Document File Name DocumentType Name ls Public

Go u n ci l_Cove r_Letter.pdf
Gou ncil_Gover_Letter_Attachment_A_Site_Map.pdf
Gouncil_Gover_Lefter_Attachment_B_Plann ing_Proposa
Lpdf
Plann ing_Proposal_Annexure_A_Proponent_Report.pdf
Planning_Proposal_Annexure_A_Bushfire.pdf
Planning_Proposal_Annexu re_A_Flood_&_Traff ic.pdf
Planning_Proposal_Annexure_B_86 Zone.pdf
Plan n in g_Proposal Annexure_C_Height_Map.pdf
Planning_Proposal_Annexure_D_s1 I 7_Gonsistency.pdf
Planning_Proposal_Annexure_E_Counc iLReport.pdf
Plannin g_Proposal_Annexu re_E_Cou ncilMin utes.pdf
CounciLLetter_Additiona l_lnformation,pdf
CouncilGoncerns_LetterJ009.pdf
Centres_&_U rba n_Revewa l_Team_Comments.pdf
Locality_Map_DP&lPrepared.pdf

Proposal Govering Letter
Proposal Govering Letter
Proposal

Proposal
Proþosal
Proposal
Proposal
Proposal
Proposal
Proposal
Proposal
Proposal
Proposal
Proposal
Map

Yes
Yes
Yes

Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
No
No
No

Planning Team Recommendat¡on

Preparation of the planning proposal supported at this stage : Resubmit

S.1'17 directions: 1.1 Business and lndustrial Zones
1.3 Mining, Petroleum Production and Extractive lndustries
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Rezone land at the North Wyong lndustrial Estate, Pacific Highwa¡ Vllong

Additional lnformation

2.1 Environment Protection Zones
2.3 Heritage Conservation
3.1 Residential Zones
3.2 Caravan Parks and Manufactured Home Estates
3.3 Home Occupations
3.4 lntegrating Land Use and Transport
3.5 Development Near Licensed Aerodromes
4.1 Acid Sulfate Soils
4.3 Flood Prone Land
4.4 Planning for Bushfire Protection
5.1 lmplementation of Regional Strategies
6.1 Approval and Referral Requirements
6.2 Reserving Land for Public Purposes
6.3 Site Specific Provisions

ln order to progress the PP, it is recommended that the PP be resubmitted once Gouncil
has addressed the Departmenfs concerns about the scale of commercial development
that could occur and its potential impact on existing and new centres. Gouncil should
consider the following matters:
- the locational advantage of this site relative to other sites such as centres;
- the scale of office/ business premises that would be permitted and potential for staging;
- alternative zones/ uses;
- additional development standards and local provisions;
- confirm the role/ value of this industrial precinct within the locality/ broader shire in the
context of Gouncil's Employment Lands Investigation; and
- demonst¡ate consistency with sllT directions 1.1,3.4 and 5.1.

Notwithstanding the above, the following conditions should othenrise apply to the PP:
- include a height limit for the residential areas proposed to be rezoned having
considered the potential for the proposed road alignments to change, and a locality map;
- Gouncil satisfy itself regarding the requirements of SEPP 55 clause 6(2) and (4) for
undeveloped lands;
- consult with the Federal Department of Transport and lnfrastructurc and the lessee of
the Warnervale Aerodrome as required by sllT direction 3.5 and update consistency with
this di¡ection. lf inconsistent, seek the DG's agreement per the terms of the direction;
- clarify consistency with sl17 direction 4.3 regarding whether the existing flood strategy
is appropriate given the proposed change in uses/ scale of development, with reference
given to the flood study included in the PP;
- consult with the RFS as required by s'117 direction 4.4 and update consistency with this
direction. lf inconsistent, seek the DG's agreement per the terms of the direction;
- in addition to the agencies that need to be consulted to satisfy sllT directions,
consulúation should also occur with the RMS and Transport for NSW;
- include further discussion on the impacts on residents whose land is to be rezoned and
give consideration to how their Iand would be redeveloped if the proposed approach to
height is car¡ied over based on the road layout provided on the height map;
- include discussion on the impact that the potential loss of service-type industrial
currently provided by the precinct may have in terms of the services provided to local
residents;
- l2 month completion timeframe; and
- 28 day communit¡r consultation period.

Supporting Reasons

Signature: fUøtr,,^rç
Printed Name: f¿rrf ØKt'yîo^,. 7/ /2
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