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Hardware & Building Supplies Premises, Alterations to Existing Vehicle Sales Premises 
(Stormwater Drainage Works & Boundary Adjustment) 

211 Pacific Highway (Lot 2, DP 607441), 1 – 7 Hurley Drive (Lot 31, DP 716388), 8 Tolhurst 
Place (Lot 1, DP 616809), Council Reserve (Lot 3, DP 607441), Coffs Harbour 

 
PURPOSE: 
 
This report provides an assessment of Development Application 332/14 for a hardware and 
building supplies premises and alterations to an existing vehicle sales premises (including 
stormwater drainage infrastructure and a boundary adjustment). 
 
Approval of the application subject to conditions is recommended. 
 
THE PROPOSAL 
 
The proposed development is a hardware and building supplies premises and alterations to an 
existing vehicle sales (and hire) premises (including stormwater drainage infrastructure and a 
boundary adjustment). 
 
The hardware and building supplies premises is a roughly rectangular building with approximate 
dimensions of 160 metres by 70 metres.  It is proposed as a Masters Home Improvement Store.  
The internal covered floor area is 10 749 m2 which is comprised of the following components: 
 

 Plant nursery area 1246 m2 

 Main floor area 6355 m2 

 Administration area 360 m2 

 Trade area 2125 m2 

 Receiving area 662 m2 
 
There is also a covered loading/unloading area of 285 m2. 
 
The highest point of the building is eleven metres.  A total of 290 car parking spaces are proposed.  
Landscaping is proposed for the site, mostly located along the Pacific Highway frontage.  A pylon 
sign of eleven metres by four metres is proposed at the frontage of the site.  Other signs are 
proposed on the building itself in various locations. 
 
Proposed operating hours are 6am to 9pm seven days a week.  The development will receive 
stock deliveries during business hours.  There is a manoeuvring area on site so that delivery 
vehicles can enter the site, unload and then leave in a forward direction. 
 
The proposal also includes significant changes to existing stormwater drainage infrastructure.  
These changes necessitate a property boundary alteration and alterations to the existing vehicle 
sales and hire premises known as Geoff King Motors.  The site contains an open drain which 
allows stormwater to flow from the Pacific Highway (and other land further west of the site) to 
existing stormwater drainage infrastructure to the east of the site in an adjoining public reserve.  
There is an easement over the existing drain which ‘protects’ Council’s interest in this 
infrastructure. 
 



It is proposed to move the easement, approximately fifteen metres to the north and reconstruct this 
stormwater drainage infrastructure as a new culvert consisting of two cells five metres wide by 1.5 
metres high.  The area over the culvert will be used as carparking and manoeuvring area but will 
remain as an overland flow path.  This will allow construction of part of the Masters Home 
Improvement Store over the area of the existing easement which will become redundant. 
 
To accommodate the new building and the altered stormwater drainage infrastructure arrangement 
it is proposed to alter the common boundary between the Geoff King Motors site and the site of the 
proposed Masters Home Improvement Store so that all of the new building (Masters or Geoff 
King), are contained to one lot.  The proposed easement and stormwater drainage infrastructure 
will be located over both lots.  Other proposed property title alterations include: 
 

 dedication of land for road and intersection works 

 consolidation of allotments so that the Masters Home Improvement Store is located on 
one lot 

 easement over the Geoff King Motors property (in favour of Masters) for egress of fire 
trucks 

 easement over a very small section of the Masters Home Improvement Store property 
(in favour of Geoff King Motors) for car parking 

 
A plan of all proposed property title alterations is provided in Attachment A. 
 
The alterations to the existing vehicle sales premises known as Geoff King Motors involves 
removing an existing vehicle service area (398 m2) and showroom area (96 m2) and 39 existing car 
parking spaces.  This will be replaced by an additional vehicle service area (165 m2 to the east of 
the existing area) and an additional showroom area (77 m2 to the west of the existing area).  
Carparking will be relocated so that all carparking numbers will be retained. 
 
Landform modification works are proposed that will level the site generally and raise the lowest 
part of the site by approximately one metre.  There will be some retaining works on the eastern 
property boundary. 
 
THE SITE: 
 
The development site consists of four land parcels known as: 
 

 211 Pacific Highway (Lot 2, DP 607441) 

 1 – 7 Hurley Drive (Lot 31, DP 716388) 

 8 Tolhurst Place (Lot 1, DP 616809) 

 Council Reserve Pacific Highway (Lot 3, DP 607441) 
 
The site is located approximately 1.6 kilometres from the Coffs Harbour City Centre.  The Pacific 
Highway adjoins the west of the site and a public reserve is located to the east of the site.  Lot 31, 
DP 716388 (1 – 7 Hurley Drive) also has frontage to Hurley Drive and Farrow Close. 
 
The majority of the proposed hardware and building supplies premises will be built over 211 Pacific 
Highway (Lot 2, DP 607441) and 1 – 7 Hurley Drive (Lot 31, DP 716388).  Eight Tolhurst Place 
(Lot 1, DP 616809) is the site of the existing vehicle sales and hire premises (known as Geoff King 
Motors) and Lot 3, DP 607441 is a Council owned property that runs along the frontage of the 
Pacific Highway. 
 



No. 211 Pacific Highway (Lot 2, DP 607441) and No. 1 – 7 Hurley Drive (Lot 31, DP 716388) is 
zoned IN1 General Industrial under Coffs Harbour Local Environmental Plan 2013.  No. 8 Tolhurst 
Place (Lot 1, DP 616809) and Council Reserve (Lot 3, DP 607441) is zoned B6 Enterprise Corridor 
under Coffs Harbour Local Environmental Plan 2013. 
 

 



 
 



CONSULTATION: 
 
Statutory Advertising and Notification 
 
The application was advertised and notified in accordance with the provisions of Council’s 
Development Control Plan on 13 November 2013 with a submission period from 14 November 
2013 to 27 November 2013. 
 
Two submission were received. 
 
State Government Referrals 
 
The application was referred to NSW Roads and Maritime Services, NSW Police Service and NSW 
Office of Water for comment.  Only NSW Roads and Maritime Services raised issues of concern 
with the proposed development.  An amended traffic impact assessment report was provided by 
the applicant in response to the concerns raised.  The development is now considered satisfactory 
with respect to the issues raised subject to imposition of some conditions of development consent.  
The issue of traffic is considered further in the issues section of this report. 
 
Council Departments 
 
Council internal departments have provided comment on the development proposal and their 
recommended conditions/actions have been incorporated into the evaluation process.  No 
comments were provided that prevent approval of the application. 
 
Further Consultation 
 
Council received a submission from the owners and operators of the business known as Ryans 
Bus Service.  The ‘Ryans Bus Depot’ is located to the south of the development site adjoining 
Farrow Close.  Council also received a submission from the Dealer Principal for Brown and Hurley 
Coffs Harbour.  ‘Brown and Hurley’ is also located to the south of the site on the other side of 
Hurley Drive.  Both submissions raised issues of traffic, traffic movement and car-parking in the 
area. 
 
Council staff met separately with representatives from both these companies to discuss their 
concerns and provide them with further amendments to the development application.  They were 
both provided with an additional opportunity to make a further submission on the application.  
Council received a further submission from Ryans Bus Service.  No further submission was 
received from Brown and Hurley. 
 
STATUTORY MATTERS: 
 
The following Environmental Planning Instruments are relevant to assessment of this application. 
 

 State Environmental Planning Policy No 55 - Remediation of Land 

 State Environmental Planning Policy No 64 - Advertising and Signage 

 State Environmental Planning Policy No 71 - Coastal Development 

 State Environmental Planning Policy (Infrastructure) 2007 

 State Environmental Planning Policy (State & Regional Development) 2011 

 Coffs Harbour Local Environmental Plan 2013 
 
Coffs Harbour Development Control Plan 2013 is relevant to assessment of this application. 
 



The application is identified as “regional development” under State Environmental Planning Policy 
(State and Regional Development) 2011 and as a consequence the application is to be determined 
by the Joint Regional Planning Panel (Northern Region). 
 
Section 79C of the Environmental Planning & Assessment Act 1979 specifies the matters which a 
consent authority must consider when determining a development application.  The consideration 
of matters is limited in so far as they must be of relevance to the particular application being 
examined.  All of the planning instruments and development control plans specified above are 
considered in detail in the Section 79C Evaluation provided Appended to this report. 
 
ISSUES: 
 
Traffic 
 
Entry to the development is proposed from a slip-lane directly off the Pacific Highway and from 
Farrow Close.  All egress from the site will be via Farrow Close.  The development will result in 
additional traffic on Farrow Close, Hurley Drive and the Pacific Highway/Hurley Drive intersection. 
 
The proposal, involving 290 car parking spaces, is identified as ‘traffic generating development’ 
under State Environmental Planning Policy (Infrastructure) 2007 and was consequently referred to 
the NSW Roads and Maritime Services for review and comment.  The Service raised several 
concerns in response. 
 
Following public exhibition, Council received two submissions on the application.  Both raised 
concerns about traffic movement and carparking in the area. 
 
Following the initial notification period and receipt of the response from NSW Roads and Maritime 
Services, the applicant provided an amended traffic impact assessment and proposed alterations 
to the development to address potential traffic impacts.  The alterations focus on the entry/egress 
to the site from Farrow Close and the existing traffic regulation arrangement in Farrow Close and 
Hurley Drive.  In summary the alterations include: 
 

 Egress from the site moved (slightly) to the north on Farrow Close 

 Addition of traffic islands within Farrow Close (at the entry/egress point) 

 Kerb protection on the east and west corners of the Hurley Drive/Farrow Close intersection 

 Median island to the Hurley Drive/Farrow Close intersection 

 ‘No Parking’ regulations on the southern side of Hurley Drive (from the intersection with the 
Pacific Highway to the intersection with Farrow Close). 

 ‘Keep Clear’ marking on the eastern side of Farrow Close (across the driveway of ‘Ryan’s 
Bus Service Depot’) 

 Reconstruction of the driveway to ‘Ryans Bus Service Depot’. 
 
The NSW Roads and Maritime Services provided further response that their concerns with the 
proposal ‘have now been addressed’ subject to the recommendations of the traffic impact 
assessment being carried out.  The recommendations included the following works: 
 

 Extension of the right turn bay from the Pacific Highway into Hurley Drive to 100 metres 
storage length; and 

 Provision of two lanes 60 metres in length on the Hurley Drive approach to the traffic 
signals. 

 
These works are required as a condition of development consent. 
 



The amended entry/egress arrangement and proposed alterations to traffic regulation in Farrow 
Close and Hurley Drive has the advantages of: 
 

 Clear delineation of traffic movement 

 Increased vehicle queue area for vehicles exiting the development 

 Vehicles keeping clear of the driveway crossover for Ryan’s Bus Depot. 

 Improved sight distances at the intersection of Hurley Drive and Farrow Close 

 Less restricted traffic movement on Hurley Drive. 
 
The proposed development is now considered satisfactory with respect to traffic matters subject to 
imposition of conditions of development consent. 
 
Flooding 
 
The major drainage / flooding work involved in this development application is the upgrade and 
relocation of drainage channel through the development site. The existing channel is a mixture of 
concrete lined and open channels. The open channel section has variable cross section and less 
capacity than the lined portion and also requires regular ongoing maintenance. 
 
The proposed channel will be concrete boxed culverts with an increased capacity compared to the 
existing channel arrangement. The box culverts will be constructed within a drainage easement 
that will prohibit structures in the easement maintaining the overland flow path through the 
development site. 
 
The proposed drainage / flood works satisfy the ‘Flood planning’ provisions of Coffs Harbour Local 
Environmental Plan 2013 and council’s ‘Floodplain Development and Management Policy’. A 
detailed assessment of the proposed works have been undertaken and there is no adverse flood 
impact predicted from the works. Flood levels and flood behaviour in the area is maintained in 
similar regime to existing conditions with no significant increase in flood risk to life or the 
environment. 
 
Potential Amenity Impacts 
 
A public reserve adjoins the development site to the east but further to the east of this reserve 
(approximately 30 metres from the development site) is a residential area.  The development has 
potential to impact on the amenity of residents in this area. 
 
An acoustic assessment was provided with the application.  This report has been considered by 
Council’s Environmental Health section and subject to some further clarification of matters within 
the report by the acoustic consultant, the development is considered acceptable with respect to 
noise. 
 
A number of proposed conditions address potential amenity impact.  These include conditions 
relating to; 
 

 Hours of Operation 

 Hours for Deliveries 

 Control of External Lighting 

 Noise Attenuation 

 Noise Control 
 
It is considered that the development is unlikely to result in any unacceptable amenity impacts with 
imposition of these conditions. 



 
SUMMARY: 
 
The proposal represents a significant commercial development in Coffs Harbour. 
 
The proposed development is consistent with current planning controls that apply to the site.  The 
main issues for the development are traffic, flooding and potential amenity impacts.  The 
application is considered suitable for approval subject to conditions 
 
RECOMMENDATION: 
 
1. That Development Application No. 332/14 for hardware & building supplies premises, 

alterations to existing vehicle sales premises (including stormwater drainage works & 
boundary adjustment) at 211 Pacific Highway (Lot 2, DP 607441), 1 – 7 Hurley Drive (Lot 
31, DP 716388), 8 Tolhurst Place (Lot 1, DP 616809), Public Reserve (Lot 3, DP 607441) 
Coffs Harbour, be approved subject to conditions as appended to this report. 

2. That persons who have made submissions on the application be informed of the 
determination. 
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Plans of Proposed Development 
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Section 79C Evaluation 
Development Application 332/14 

 
a. the provisions of, 
 

i. any environmental planning instrument, and 
 
 State Environmental Planning Policy No 55—Remediation of Land 

 
This state policy requires that the consent authority must not consent to the carrying out 
of any development unless it has considered whether the land is contaminated. 
 
The land is not considered to be contaminated. 
 

 State Environmental Planning Policy No 64—Advertising and Signage 
 
8   Granting of consent to signage 
 
This state policy stipulates that the consent authority must not grant development 
consent to an application to display signage unless the consent authority is satisfied: 
 
a. that the signage is consistent with the objectives of the Policy (as set out in clause 

3(1)(a)) 
 
b. that the signage satisfies the assessment criteria specified in Schedule 1 of the 

policy 
 
In accordance with the objectives of the policy, the proposed signage is considered 
compatible with the desired amenity and visual character of the area, that it provides 
effective communication in suitable locations, and is of high quality design and finish. 
 
The proposed signage is considered acceptable with respect to all of the assessment 
criteria specified in Schedule 1. 
 

 State Environmental Planning Policy (SEPP) No 71 - Coastal Development 
 

The proposed development is considered to be consistent with the aims of the policy 
and satisfies the relevant matters for consideration and development control provisions.  
Clauses of particular relevance are discussed further below:  

 
Clause 7 – Application of Clause 8 Matters 
 
Clause 7 requires that the consent authority take matters as listed in Clause 8 into 
consideration when determining development applications.  Clause 8 matters have 
been taken into consideration in the assessment of the proposed development.  
 
- The proposal is considered to meet the aims of the Policy.   

- The proposal will not impede or diminish public access to and along the coastal 
foreshore.  

- The development is considered suitable given its type, location and design and its 
relationship with the surrounding area.  

- There are no matters pertaining to aboriginal cultural heritage of relevance for 
assessment of the application.  
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- There are no matters pertaining to items of heritage, archaeological or historic 
significance of relevance for assessment of the application. 

- The proposed development will not adversely impact upon the scenic quality of the 
surrounding locality. 

- The development is unaffected by issues of coastal hazards.  

- The proposal will not result in significant impacts to flora and fauna present.  
 
Clause 16 – Stormwater  
 
Clause 16 specifies that the consent authority must not grant consent to development 
where stormwater will, or is likely to, be discharged untreated into the sea, a beach, an 
estuary, a coastal lake, a coastal creek or other similar body of water.  
 
Stormwater will be directed to Council’s reticulated stormwater system and the 
development must accord with the requirements of Council’s WSUD (Water Sensitive 
Urban Design) Policy.  This is required by a condition of development consent.  The 
proposed development is considered satisfactory with imposition of this condition. 
 

 State Environmental Planning Policy (Infrastructure) 2007 
 
Relevant provisions of this state policy are Clause 101 Development With Frontage To 
Classified Road and Clause 104 Traffic-Generating Development. 
 
Clause 101 stipulates that the consent authority must not grant consent to development 
on land that has a frontage to a classified road unless it is satisfied as to a number of 
specified matters.  Clause 104 stipulates that the consent authority must give written 
notice of the application to the RTA (now Roads and Maritime Services (RMS)) and 
must take into consideration any submission that the RTA provides in response. 
 
The application was referred to the NSW Roads and Maritime Services (RMS) who 
expressed concern about the development in an initial response.  This resulted in an 
amended traffic impact assessment report that the RMS has provided further comment 
on. 
 
The RMS has commented in general on all those matters specified in Clause 101 and 
Clause 104.  The comments have been considered in the assessment of the application 
and incorporated as conditions of development consent as required. 
 

 State Environmental Planning Policy (State & Regional Development) 2011 
 
Clause 20 and 21 of this policy state that Council consent functions are to be exercised 
by regional panels for developments of a class or description included in Schedule 4A 
of the Environmental Planning and Assessment Act. 
 
The relevant provision of Schedule 4A is clause 4 Council related development over $5 
million; “Development that has a capital investment value of more than $5 million if… 
council is the owner of any land on which the development is to be carried out”. 
 
The application proposes works over Lot 3, DP 607441 which is a Council owned 
reserve; Council has consented to lodgement of the development application as owner 
of the land.  This property is a strip of land that runs parallel to the Pacific Highway.  
Only stormwater drainage infrastructure works are proposed over this land parcel. 
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As a result the application will be determined by the Joint Regional Planning Panel 
(Northern Region) and not Council.   
 

 Coffs Harbour Local Environmental Plan 2013 
 
2.2 Zoning of land to which Plan applies  
 
No. 211 Pacific Highway (Lot 2, DP 607441) and No. 1 – 7 Hurley Drive (Lot 31, DP 
716388) is zoned IN1 General Industrial under Coffs Harbour Local Environmental Plan 
2013.  No. 8 Tolhurst Place (Lot 1, DP 616809) and Public Reserve Pacific Highway 
(Lot 3, DP 607441) is zoned B6 Enterprise Corridor under Coffs Harbour Local 
Environmental Plan 2013. 
 
2.3 Zone objectives and Land Use Table  
 
The proposed development (the Masters Home Improvement Store) meets the 
definition of a Hardware and Building Supplies Premises.  The Geoff King Motors 
development meets the definition of a vehicle sales and hire premises.  Both uses are 
permissible in both the B6 Enterprise Corridor zone and the IN1 General Industrial 
zone. 
 
4.1 Minimum subdivision lot size  
 
There is no minimum lot size specified in the minimum lot size map.  There are no 
matters to consider under this provision. 
 
4.3 Height of buildings  
 
This clause specifies that the height of a building on any land is not to exceed the 
maximum height shown for the land on the Height of Buildings Map. 
 
The height of Buildings Map for the development site specifies  
 

 8.5 metres for 8 Tolhurst Place (Lot 1, DP 616809) and Public Reserve Pacific 
Highway (Lot 3, DP 607441) and 

 

 11 Metres for 211 Pacific Highway (Lot 2, DP 607441) and 1 – 7 Hurley Drive (Lot 
31, DP 716388) 

 
The proposed development meets these maximum heights. 
 
4.4 Floor space ratio  
 
This clause specifies that the maximum floor space ratio for a building on any land is 
not to exceed the floor space ratio shown for the land on the Floor Space Ratio Map. 
 
The Floor Space Ratio Map for the development site specifies a 0.8 to 1 floor space 
ratio.  The proposed development meets this requirement. 
 
5.5 Development within the coastal zone  
 
The matters under this clause have been addressed under State Environmental 
Planning Policy 71 – Coastal Development  
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7.1 Acid sulfate soils  
 
The proposed development is not expected to result in works that will require 
preparation of an acid sulphate soils management plan in accordance with the 
provisions of this clause. 
 
7.2 Earthworks  
 
This clause specifies a number of matters that must be considered for development 
proposals that involve earthworks.  The development is considered satisfactory on 
consideration of those matters. 
 
7.3 Flood planning  
 
The site is considered to have land at or below a flood planning level.  The proposed 
development is considered satisfactory with respect to the number of matters specified 
in this clause. 
 
The major drainage / flooding works involved in this development application is the 
upgrade and relocation of drainage channel through the development site. The existing 
channel is mixture of concrete lined and open channel. The open channel section has 
variable cross section and less capacity than the lined portion and also requires regular 
ongoing maintenance. 
 
The proposed channel will be concrete boxed culverts with an increased capacity 
compared to the existing channel arrangement. The box culverts will be constructed 
within a drainage easement that will prohibit structures in the easement maintaining the 
overland flow path through the development site. 
 
The proposed drainage / flood works satisfy the provisions of this clause and council’s 
‘Floodplain Development and Management Policy’. A detailed assessment of the 
proposed works have been undertaken and there is no adverse flood impact predicted 
from the works. Flood levels and flood behaviour in the area is maintained in similar 
regime to existing conditions with no significant  increase in flood risk to life or the 
environment. 
 
7.11 Essential services  
 
All services that are essential for the development are available and adequate as 
required by this provision. 
 
7.12 Design excellence  
 
This clause only applies to development in certain zones, including the B6 Enterprise 
Corridor zone.  For the proposed development this is the alterations/additions to the 
Geoff King Motors operation. 
 
The proposed development addresses the design excellence provisions of this Plan.  
The development is contemporary in design and style, incorporating a mix of external 
finishes. Existing view corridors are not adversely affected by the proposed 
development. The proposed development is compatible with the context and land use 
mix of the locality and the intention for the desired future character of the area as 
guided by the Coffs Harbour Local Environmental Plan and Development Control Plan 
2013. The development is consistent with Council’s controls that relate to building bulk, 
mass, modulation of buildings and solar access.  The development addresses the 
public domain and pedestrian movement.  
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7.13 Central business district  
 
This clause requires the primacy of the Coffs Harbour CBD to be considered.  It is 
considered that the proposed development will maintain the primacy of the CBD as the 
principal business, office and retail hub of the Coffs Harbour City. 
 

ii. The provisions of any draft environmental planning instrument 
 

There are no draft environmental planning instruments that require consideration. 
 

iii. any Development Control Plan (DCP) 
 

 Coffs Harbour Development Control Plan 2013 
 

A2 - Notification and Public Participation 
 
The proposed development has been advertised and notified in accordance with the 
requirements of this component.  Two submissions were received. 
 
B1 - Subdivision Requirements  
 
There are no specific requirements of this component that relate to the subdivision of 
land in a B6 Zone or an IN1 zone. 
 
B3 – Business Development Requirements  
 
This Component relates to business development in the Coffs Harbour Local 
Government Area that is located outside of the Coffs Harbour City Centre. 
 
There are no specific building setbacks specified but these must be assessed on merit 
having regard to streetscape, amenity of surrounding properties, and setbacks of 
neighbouring development.  The proposed development is considered acceptable with 
respect to these matters.  There are no further requirements of this DCP component. 
 
B4 - Industrial Development Requirements  
 
This Component provides design considerations for industrial development. 
 
It specifies that buildings are to be setback a minimum of six metres from the front 
boundary and three metres from side and rear boundaries.  The proposed development 
meets these requirements. 
 
Hours of operation of industrial activities should be between 6.00am and 6.00pm 
Monday to Saturday, with no work to be undertaken on a Sunday. 
 
The proposed Masters Home Improvement Store is proposed to operate during the 
hours 6am to 9pm seven days.  As this operation is not typical industrial noise, these 
operating hours are considered acceptable. 
 
There are no further matters to consider under this DCP component. 
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C1 - Design Requirements  
 
C1.2.2 Controls - There are some controls in this section of the DCP that relate to 
Commercial and Industrial Development.  The proposed development is considered 
acceptable with respect to these matters. 
 
C1.3 Pedestrian Access and Mobility – Equitable access will be provided to the 
proposed development. 
 
C1.4 Safer By Design Evaluation – The proposed development is considered 
satisfactory with respect to the safer by design matters specified in this section. 
 
C2 - Access, Parking and Servicing Requirements  
 
C2.3 On-Site Parking – The proposed development complies with the on-site parking 
requirements specified of one space per 50 m2 of gross floor area. 
 
The development complies with all other requirements of the DCP component. 
 
C3 - Landscaping Requirements  
 
The proposed development complies with landscaping requirements. 
 
C4 - Signage Requirements  
 
The development complies with signage requirements of the DCP.  For further 
consideration of signage refer to the section of this report that relates to State 
Environmental Planning Policy No. 64 – Advertising and Signage. 
 
C7 - Waste Management Requirements  
 
The proposed development can meet waste management requirements of the DCP. 
 
Component D3 – Flooding and Coastal Hazards 
 
The proposed development can meet with the flooding requirements of this DCP 
component. 
 

iv. the regulations (to the extent that may prescribe matters for the purposes of this 
paragraph), that apply to the land to which the development application relates, 

 
It is appropriate to consider whether Regulation 94 (Consent authority may require 
buildings to be upgraded) applies.  This regulation only applies where: 
 

(a) the proposed building work, together with any other building work completed or 
authorised within the previous 3 years, represents more than half the total volume 
of the building, as it was before any such work was commenced, measured over 
its roof and external walls, or 

 
(b) the measures contained in the building are inadequate: 
 

(i) to protect persons using the building, and to facilitate their egress from the 
building, in the event of fire, or 

 
(ii) to restrict the spread of fire from the building to other buildings nearby. 
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The proposed building construction work that is proposed for the Geoff King Motors site 
does not represent more than half the total volume of the building as determined under 
provision (a), and the measures within the building to facilitate egress from the building (in 
the event of fire) and to restrict the spread of fire from the building to other buildings nearby 
are considered adequate.  As a result the clause does not apply to the proposed 
development. 

 
v. any coastal zone management plan (within the meaning of the Coastal Protection Act 

1979), that apply to the land to which the development application relates, 
 
Council adopted the Coffs Harbour Coastal Zone Management Plan at its meeting of 14 
February 2013. The plan provides the basis for future management and strategic land use 
planning of the Coffs Harbour coastal zone.  The development sites are within the study 
area of the plan but are not within any area covered by specific management strategies 
contained within the plan. 
 
The Coffs Harbour Coastal Processes and Hazard Definition Study 2010 was prepared 
prior to, and informed the Coastal Zone Management Plan and identified likelihood of 
hazards occurring, such as beach erosion, coastal inundation and the impacts of sea level 
rise on these hazards by 2100.  The Hazard Study does not identify any coastal processes 
that would impact on the development sites. 

 
b. the likely impacts of that development, including environmental impacts, on both the 

natural and built environments, and social and economic impacts in the locality, 
 

1. The natural and built environment 
 
The development has potential to impact on the environment during construction.  A 
number of conditions of development consent are proposed to address potential ‘during 
construction’ impacts 
 
There are proposed conditions that address  
 

 Sediment and Erosion 

 Stormwater Drainage 

 Construction Impacts 

 Appropriate disposal of Excavated Material 

 Appropriate procedures in the event Aboriginal Objects are found during 
construction 

 
It is considered that with imposition of these conditions the proposed development will not 
result in unacceptable impacts on the natural or built environment. 
 

2. Social Impacts 
 

There are a number of proposed conditions that will address issues relating to potential 
social impacts including impacts relating to  
 

 Dust Control 

 Loading and Unloading: 

 Hours of Operation 

 Hours for Deliveries 



JRPP Attachment B 

 External Lighting impacts 

 Noise Attenuation 

 Noise Control 
 
An acoustic assessment accompanied the application.  This addressed noise impacts 
during construction and also potential noise impacts during operation.  The report makes 
some recommendations.  The proposed development is considered acceptable with respect 
to noise impact subject to compliance with these recommendations.  This is required by a 
condition of development consent. 
 
It is considered that, with imposition of this and other conditions that the proposed 
development will not result in unacceptable social impacts. 

 
c. the suitability of the site for the development, 
 

The site is considered well suited to the proposed development given its location relative to the 
city centre and the Pacific Highway. 

 
d. any submissions made in accordance with this Act or the regulations, 
 

The application was advertised and notified in accordance with the provisions of Council’s 
Development Control Plan on 13 November 2013 with a submission period from 14 November 
2013 to 27 November 2013.  Two submission were received. 
 
Council received a submission from the owners and operators of the business known as Ryans 
Bus Service.  The ‘Ryans Bus Depot’ is located to the south of the development site adjoining 
Farrow Close.  Council also received a submission from the Dealer Principal for Brown and 
Hurley Coffs Harbour.  ‘Brown and Hurley’ is also located to the south of the site on the other 
side of Hurley Drive.  Both submissions raised issues of traffic, traffic movement and car-
parking in the area. 
 
Council staff met separately with representatives from both these companies to discuss their 
concerns and provide them with further amendments to the development application.  They 
were both provided with an additional opportunity to make a further submission on the 
application.  Council received a further submission from Ryans Bus Service.  No further 
submission was received from Brown and Hurley. 
 
The further submission expressed general support for the ‘altered’ traffic arrangements (for the 
intersection of Farrow Close and Hurley Drive) but raised a question about ‘enforcement’ of the 
‘keep clear’ marking on Farrow Close and about opportunity for a ‘Left Turn Permitted on Red 
Signal’ at the Pacific Highway/Hurley Drive intersection.  A left turn permitted on red signal is a 
matter that will need to be considered by Council's Traffic Advisory Committee at a future date.  
Keep clear markings have the same status as other traffic regulations and are enforceable in 
the same manner, neither matters affect assessment of this application.  A separate response 
has been provided on these two issues. 
 

e. the public interest: 
 

The proposed development does not present any issues that are contrary to the public interest.  
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Proposed Conditions Development Application 0332/14 
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