PLANNING PROPOSAL GOSFORD CITY COUNCIL - 303 to 305 Ocean Beach Road
Umina Beach

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

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

Part 1 Objectives or Intended Outcomes

Section 55(2)(a) A statement of the objectives or i ntended outcomes of the proposed
instrument.

The objective/intended outcome of the Planning Proposal is to rezone land adjoining an existing
service station to permit the redevelopment of the service station to meet current standards for this
type of development.

Part 2 Explanation of Provisions

Section 55(2)(b) An explanation of the provisions t  hat are to be included in the proposed
instrument.

The objectives/intended outcomes are to be achieved by amending the Gosford LEP 2014 to
rezone the land from R2 - Low Density Residential to B5 - Business Development being the same
zone as the adjoining service station.

The floor space map that relates to the land will need to be amended to reflect the 1:1 floor space
standard associated with the B5 zone.

The lot size map that relates to the land will need to be amended to reflect that no minimum lot size
would apply to the B5 zoned land.

The height map that relates to the land will not need to be amended as the current 8.5m height will
be retained.

Section 55(2)(d) If maps are to be adopted by the p roposed instrument, such as maps for
proposed land use zones, heritage areas, flood pron e land — a version of the maps
containing sufficient detail to indicate the substa ntive effect of the proposed instrument.

Attachment B to this report contains all relevant mapping to the Planning Proposal.

Part 3 Justification for objectives & outcomes

Section 55(2)(c) The justification for those object ives, outcomes and provisions and the
process for their implementation (including whether the proposed instrument will comply
with relevant directions under section 117).

The rationale for rezoning the site to B5 Business Development with a floor space ratio of 1:1 is to

enable the redevelopment and expansion of the existing service station development onto the
adjoining land.



Section A Need for the Planning Proposal

1

Is the Planning Proposal a result of any strategi ¢ study or report?

The Planning Proposal is not the result of any strategic study or report. The draft Centres
Strategy (prepared and exhibited to inform preparation of Gosford LEP 2014) has the most
immediate applicability to the Planning Proposal given that the land is proposed to be zoned
for business purposes.

The zoning of the land for business purposes will not affect the existing hierarchy of centres
as the zoning will allow for the redevelopment of a service station and does not impact upon
the viability of the nearby Umina Village centre. A 'neighbourhood centre' is located on the
corner of Ocean Beach Road and Lone Pine Avenue, Umina Beach. This centre contains
specialised shopping such as a bakery, small supermarket, real estate agency, liquor shop
and chemist. The proposed convenience store provided as part of the service station will
provide more general goods and services.

The rezoning will result in the loss of housing in the area which is contrary to Council's draft
Residential Strategy (also prepared and exhibited to inform preparation of Gosford LEP
2014). The loss of two dwellings is not significant and the rezoning does not create any
precedent.

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

The Planning Proposal is the best means of achieving the objectives/intended outcomes as
the addition of further land to the existing service station site will allow for its redevelopment
to meet current standards for this type of facility.

Section B Relationship to strategic planning framew ork

3

3a

Is the Planning Proposal consistent with the obje ctives and actions contained within
the applicable regional or sub-regional strategy (i ncluding the Sydney Metropolitan
Strategy and exhibited draft strategies)?

Regional strategies include outcomes and specific actions for a range of different matters
relevant to the region. In all cases the strategies include specific housing and employment
targets also. The Central Coast Regional Strategy 2006 — 2031 (CCRS) is applicable to the
subject land and the proposed rezoning. The Planning Proposal will assist Council in meeting
the targets set by the State Government in the Regional Strategy for provision of jobs.

The Planning Proposal is also consistent with Priority 1 of the Central Coast Regional
Action Plan , developed by the NSW Government in December 2012:

Grow the economy of the Central Coast and provide sustainable employment;
1.  Partner with local stakeholders to encourage regional economic growth and
employment;

2. Support key regional industries and local businesses to grow;
3. Revitalise Gosford City to drive economic growth and provide more job
opportunities

Does the proposal have strategic merit and is it co  nsistent with the Regional Strategy
and Metropolitan Plan, or can it otherwise demonstr  ate strategic merit in light of
Section 117 Directions?



The Planning Proposal is seen as having strategic merit due to the opportunity it provides for
an improvement in the development outcomes for the existing service station and the
increased employment creation in the area.

3b  Does the proposal have site-specific merit and i s it compatible with the surrounding
land uses, having regard to the following: the nat ural environment (including known
significant environmental values, resources or haza rds) and the existing uses,
approved uses, and likely future uses of land in th e vicinity of the proposal and the
services and infrastructure that are or will be ava ilable to meet the demands arising
from the proposal and any proposed financial arrang ements for infrastructure
provision.

The existing service station operates on as a self service business with only refuelling
services being provided. The extension of the service station over the additional two
properties along with the redevelopment of the existing service station will allow for an
increased range of services to be provided.

The extension of the business zone over these two (2) lots is considered unlikely to create
any landuse incompatibility issues for the surrounding residential areas. The land has no
physical connection with other properties except the existing service station. A laneway
adjoins the western boundary of the land with Ryans Road Reserve being located on other
side of the laneway while Ryans Road adjoins the northern boundary. The southern
boundary adjoins the current service station. With buffers provided by existing roads and a
public reserve the zoning of the land for business purposes should not directly affect the
amenity of private properties in the local area.

Although sufficient buffers currently exist to provide protection for nearby properties from the
operation of an extended service station it is considered that conditions of consent for
development consent could be applied relating to the appropriate location of structures on
the land, hours of operation and lighting.

4 Is the Planning Proposal consistent with the loca | Council’'s Community Strategic Plan
(CSP), or other local strategic plan?

The CSP identifies several objectives and strategies that are relevant to the desired outcome of
this Planning Proposal.

Objective
Strategy Response
Al - Our community is a Al.1 - Promote all At present, the service
safe place opportunities to increase station on 307-313 Ocean
safety in public spaces Beach Rd is a self- serve

facility that is generally un-
manned. As a result, there is
very little activation of the
area. The proposed
redevelopment and
expansion of the service
station that will be facilitated
by the Planning Proposal
will greatly increase the
activation of the area which
will improve public safety.



A4 — Our built environment  A4.1 - Enhance the The Planning Proposal will
is a desirable place to be character of our local area facilitate the redevelopment
through good design of the subject properties and

adjoining service station.
The existing developments
on this land are considered
to be poor in quality and the
new development will
enhance the local area
through an improved design

outcome.
C1 - Gosford is a place that C1.3 - Increase and broaden The proposed development
attracts people to work, live  the range of local jobs is expected to generate up
and visit across existing to 5 full time jobs.
C2 — Gosford attracts and C2.1 - Provide tools and The new businesses and
supports new and existing framework for business investment associated with
businesses and investment  growth the proposed development

will broaden the current

narrow based economy and
in turn this will respond to a
variety of local employment

issues.
D4 — Our infrastructure is D4.2 - Maintain assets for The redevelopment of the
well managed and their current purpose and for  service station will provide
maintained future generations an upgrade to existing

Council assets in the area
such as footpaths and kerb
and gutter. This will assist

in the on-going management
and maintenance of its
infrastructure

5 Is the Planning Proposal consistent with applicab le State Environmental Planning
Policies?

The following assessment is provided of the relationship of the planning proposal to relevant
State Environmental Planning Policies.

() SEPPs applicable

SEPP No. 55 — Remediation of Land

The history of the site (being residential properties) indicates that there have been no
previous uses likely to contribute to the contamination of the site.

(i) Other SEPPs: No other SEPP has application to this planning proposal.

6 Is the Planning Proposal consistent with applicab le Ministerial Directions (Section 117
directions)?



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

1.1 Business and Industrial Zones
Objectives

(1) The objectives of this direction are to:
(@) encourage employment growth in suitable locations,
(b)  protect employment land in business and industrial zones, and
(c)  support the viability of identified strategic centres.

The primary issue in relation to this S117 Direction is whether the addition of new business
zoned land will impact upon the viability of existing centres. The addition of a further 1013
sg.m. of additional business zoned land to be used specifically for the redevelopment of the
service station will not impact upon the viability of the nearby Umina Village Centre. This
centre provides a different range of services than that proposed to be provided in the service
station redevelopment.The neighbourhood centre on the corner of Ocean Beach Road and
Lone Pine Avenue provides more specialised shopping services than the convenience store
will provide which is proposed to form part of the service station. The Planning Proposal is
considered to be consistent with this S117 Direction.

3.1 Residential Zones
Objectives

(1)

The objectives of this direction are:
(@) toencourage a variety and choice of housing types to provide for existing and
future housing needs,
(b)  to make efficient use of existing infrastructure and services and ensure that new
housing has appropriate access to infrastructure and services, and
(c) to minimise the impact of residential development on the environment and resource
lands.

The Planning Proposal needs to address this S117 Direction as it involves a rezoning from a
residential zone to another zone, in this case a business zone. The subject land is zoned R2
- Low Density and has limited scope for an increase in density of development. The loss of
this residentially zoned land will not unduly affect the supply of residential land in this area.
The proposed rezoning is therefore considered to be of minor significance.

3.4 Integrating Land Use and Transport
Objective

(1)

The objective of this direction is to ensure that urban structures, building forms, land  use

locations, development designs, subdivision and street layouts achieve the following

planning objectives:

(@) improving access to housing, jobs and services by walking, cycling and public
transport, and

(b) increasing the choice of available transport and reducing dependence on cars, and

(c) reducing travel demand including the number of trips generated by development and
the distances travelled, especially by car, and

(d) supporting the efficient and viable operation of public transport services, and

(e) providing for the efficient movement of freight.

The S117 Direction applies to the Planning Proposal. The Planning Proposal will service vehicular
traffic using an existing major transport route and not influence the movement of vehicles through
its ‘out of centre location'. The Planning Proposal is therefore considered to be consistent with this
direction.



4.1 Acid Sulfate Soils

Objective

(1) The objective of this direction is to avoid significant adverse environmental impacts from the
use of land that has a probability of containing acid sulfate soils.

A relevant planning authority must not prepare a planning proposal that proposes an intensification
of land uses on land identified as having a probability of containing acid sulfate soils on the Acid
Sulfate Soils Planning Maps unless the relevant planning authority has considered an acid sulfate
soils study assessing the appropriateness of the change of land use given the presence of acid
sulfate soils. The relevant planning authority must provide a copy of any such study to the
Director-General prior to undertaking community consultation in satisfaction of section 57 of the
Act.

The land is affected by Acid Sulfate Soils to a level greater than 2m. As indicated above an acid
sulphate soils study will need to be provided after a Gateway Determination has been made.

5.1 Implementation of Regional Strategies:
Clause (4) of the Direction requires Planning Proposals to be consistent with a Regional Strategy
released by the Minister for Planning.

The Planning Proposal is considered to be consistent with the objectives and actions contained in
the Central Coast Regional Strategy 2006 — 2031 as indicated in the response to the Planning
Proposal's compliance with the strategy above.

6.1 — Approval and Referral Requirements:

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

6.3 — Site Specific Provisions:
The Planning Proposal is consistent with this Direction as the Planning Proposal involves the
zoning of land to a zone contained within the Gosford LEP 2014.

Section C Environmental, social and economic

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

An inspection of the site confirmed that the vegetation is consistent with Bells mapping
adopted by Council.

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

The zoning of the land for Business purposes does not raise any environmental issues.
Other environmental effects will be addressed as part of the consideration of a development
application for the service station.

9 How has the Planning Proposal adequately addresse d any social and economic
effects?

The Planning Proposal will have a positive impact on the social amenity of the area. At
present, the service station site at 307-313 Ocean Beach Rd is in a very poor condition and
in need of re-investment and re-development. If the Planning Proposal is successful, it will



facilitate the redevelopment of the service station and re-activate the area for people and
social interaction.

The Planning Proposal seeks to facilitate the redevelopment of the service station including
provision of a convenience store, food and drink tenancy and car wash.The Umina Beach
Village and a small neighbourhood centre on the corner of Ocean Beach Road and Lone
Pine Avenue are the nearest existing commercial/retail centres to the subject land.These
centres provide specialised services which are unlikely to be impacted by the more general
range of goods to be provided by the convenience store to be provided with the service
station.

The Planning Proposal is also consistent with a number of the key objectives of the Central
Coast Regional Economic Development and Employment Strategy (REDES) being:

. To develop a more robust and sustainable regional economy;

. To deliver more than 45,000 new jobs by 2031, increasing the region’s level of
employment self-containment and providing jobs for a growing population;

. To encourage employment growth in key employment nodes, including strategic

centres, employment lands and smaller centres;
Section D State and Commonwealth interests
10 Isthere adequate public infrastructure for the Planning Proposal?

It has been determined that from a Traffic Engineering perspective the Planning Proposal
has not raised any significant issues. Ocean Beach Road is classed as a Regional Road and
is therefore controlled by the RMS. It is anticipated that as part of a favourable Gateway
Determination the Planning Proposal will be required to be forwarded to the RMS for
comment. Further consultation will be required as part of a Development Application for the
service station.

All other public infrastructure is adequate to service the additional business zoned land.
11 What are the views of State and Commonwealth Pub lic Authorities consulted in
accordance with the gateway determination, and have they resulted in any variations

to the Planning Proposal?

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

Part 4 Mapping
S55(2)(d) If maps are to be adopted by the proposed  instrument, such as maps for proposed
land use zones, heritage areas, flood prone land - a version of the maps containing
sufficient detail to indicate the substantive effec t of the proposed instrument.

The attached Appendix contains all relevant mapping to the Planning Proposal.

Part 5 Community Consultation

Section 55(2)(e) Details of the community consultat ion that is to be undertaken before
consideration is given to the making of the propose d instrument.

Subject to Gateway support community consultation will involve an exhibition period of 28
days. The community will be notified of the commencement of the exhibition period via a
notice in the local newspaper and on the web-site of Gosford City Council. A letter will also
be sent to the nearby landowners.



Other Matters for Consideration

No other matters apply to the Planning Proposal.



APPENDIX 1 Existing Zoning Map




APPENDIX 2 - Existing Service Station 307 - 309 Oce an Beach Road Umina Beach to
be redeveloped




APPENDIX 3 Aerial Photograph




