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1. INTRODUCTION. 

 

Doug Sneddon Planning Pty Ltd has been engaged by Perpetual Nominees Ltd (Level 12 

Angel Place, 123 Pitt Street, Sydney NSW 2001) to prepare this Statement of Environmental 

Effects to accompany a development application to Gosford City Council for alterations and 

additions to Brisbane Waters Private Hospital (Stage 2) and landscaping works on Lot 1  

DP 787109, No. 9 Vidler Avenue, Woy Woy. 

 

The proposed development has a capital value of $6.165m and is identified under Schedule 

4A of the EPA Act as „Regional Development‟. The Hunter and Central Coast Joint Regional 

Planning Panel is therefore authorised to exercise consent authority functions for the 

proposed development. 

 

This Statement of Environmental Effects addresses relevant matters under Section 79C (1) of 

the Environmental Planning and Assessment Act;  State Environmental Planning Policies;  

Regional Strategies; Gosford Local Environmental Plan 2014; Gosford Development Control 

Plan 2013; the Environmental Protection and Biodiversity Act (1999); and the Local 

Government Act, 1993.  

 

2. SITE DESCRIPTION. 

 

Brisbane Waters Private Hospital is located on Lot 1 DP 787109, No. 9 Vidler Avenue, Woy 

Woy, having an area of 1.02 ha:  

 

 a Locality Plan is at Figure 1; 

 

 a Locality Aerial Photograph is at Figure 2;  

 

 a copy of the Zoning Plan (Gosford LEP 2014) is at Figure 3; and 

 

 site photographs are provided in Appendix A.  

 

Brisbane Waters Private Hospital is located approximately 1km south of Woy Woy Town 

Centre and is mostly surrounded by a mix of dwellings; industrial buildings; medical centre; 

and Woy Woy Hospital. The site of the proposed hospital additions comprises several single 

storey brick and metal clad buildings surrounded by car parking areas, lawns and garden 

plots. The site has a slight fall in surface level from the rear western boundary to the eastern 

street frontage. Surface levels range from RL 5.6m to RL 4.6m AHD. 

 

Brisbane Waters Private Hospital currently accommodates 55 general hospital beds and 34 

mental health beds; provides a spectrum of Geriatric services backed by the support of an 

Allied Health Team comprising Dieticians, Occupational Therapists and Physiotherapists. It 

is also the only private mental health facility in the Central Coast Region. Additional Hospital 

car parking is provided on Lot 2 DP 778281 (1,401m2) and Lot 3 DP 778360 (2,083m2), 

Vidler Avenue and Dwyer Avenue, Woy Woy. 
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Figure 1: Locality Plan. 
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Figure 2: Locality Aerial Photograph. 
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Figure 3: Zoning Map (LEP 2014). 
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3. DESCRIPTION OF THE PROPOSED DEVELOPMENT. 

 

3.1 Summary of Proposed Works. 

 

The proposed development involves the carrying out the following works: 

 

 demolition of various existing single storey structures, driveways and hardstand 

located within the area of the proposed hospital additions and minor internal 

demolition of the existing fitout within the main hospital building in order to provide 

for additional ward beds;  

 

 construction of a new single storey building at the northern end of the site to 

consolidate existing administrative offices and consulting suites already located 

within the hospital campus, incorporating ancillary facilities such as gym; diagnostic 

medical imaging; kiosk café providing light snacks pre-prepared off-site; staff and 

patient amenities; and provision of illuminated hospital identification signage (5m 

wide x 1.5m high) on the street front elevation of the new building; 

 

 internal alterations to the fit-out of the existing hospital to provide 18 additional 

general hospital and 8 mental health beds (i.e. total of 26 additional beds);  

 

 reconfigure car parking layout within Lot 1 DP 787109 for greater efficiency and to 

provide one additional disability space; 

 

 provision of new hospital set down/pick up and pedestrian areas fronting Vidler 

Avenue; and 

 

 site landscaping. 

 

3.2 Architectural Plans. 

 

Details of the proposed development are indicated in Figures 4 - 13 prepared by Healthe 

Science Planning Consultants (dated 2
nd

 November 2015): 

 

 Figure 4: Cover Sheet (Drawing DA00 – Revision B); 

 Figure 5: Existing Site Plan (Drawing DA01 – Revision A); 

 Figure 6: Existing Ground Floor/Demolition (Drawing DA10 – Revision B);  

 Figure 7: Existing First Floor/Demolition (Drawing DA11 – Revision B);  

 Figure 8: Proposed Site/Roof Plan (Drawing DA20 – Revision B); 

 Figure 9: Proposed Ground Floor Plan (Drawing DA21 – Revision B); 

 Figure 10: Proposed Level 1 Floor Plan (Drawing DA22 – Revision B); 

 Figure 11: Elevations & Sections (Drawing DA30 – Revision A); 

 Figure 12: Shadow Diagrams (Drawing DA40 – Revision A); and 

 Figure 13: Materials Board (Drawing DA50 – Revision A). 
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3.3 Landscaping Plans. 

 

Details of proposed site landscaping are indicated in Figures 14 – 18 prepared by Moir 

Landscape Architecture, dated 6
th

 November 2015: 

 

 Figure 14: Cover Page (Drawing LP01; 

 Figure 15: Site Analysis (Drawing LP02); 

 Figure 16: Landscape Masterplan (Drawing LP03); 

 Figure 17: Detail Landscape Plans (Drawing LP04); and 

 Figure 18: Planting Schedule (Drawing LP05). 

 

3.4 Storm Water Management/Sediment & Erosion Control. 

 

Conceptual Stormwater Management Design has been undertaken by Northrop, details of 

which are provided in the Concept Stormwater Report and Concept Sediment and Erosion 

Control and Stormwater Management Plans in Appendix B. 

 

3.5 Construction Waste Management Plan. 

 

A Construction Waste Management Plan is provided in Appendix C. 

 

3.6 Operational Waste Management Plan. 

 

A copy of the Hospital‟s Operational Waste Management Plan is provided in Appendix D. 

 

3.7 Site Calculations. 

 

The site calculations associated with the existing hospital and proposed development are: 

 

 Site area (Lot 1 DP 787109) – 1.02 ha; 

 Site Area (Lot 2 DP 778281) – 1,401m2: 

 Site area (Lot 3 DP 778360) – 2,083m2; 

 Total Site Area – 1.368 ha; 

 Existing Hospital GFA – 5,615m2; 

 Proposed Hospital GFA with additions – 6,930m2 (i.e. + 1315m2); 

 Existing FSR – 0.55:1; 

 Proposed FSR – 0.679:1; 

 Existing bed numbers - 89 beds (includes 33 mental health beds); 

 Total existing and proposed bed numbers - 115 beds (i.e. + 26 beds comprising 18 

general hospital beds and 8 mental health beds); 

 Existing car spaces - 120 spaces (includes 1 existing accessible space);  

 Proposed car spaces – No change to the existing 120 spaces (but includes 1 additional 

disability space = 2 on-site disability spaces); 

 Existing maximum peak time staff numbers – 55; and 

 Proposed maximum peak time staff numbers including additions – 58 (i.e. +3). 
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Figure 4: Cover Sheet. 
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Figure 5: Existing Site Plan. 
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Figure 6: Existing Ground Floor/Demolition. 
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Figure 7: Existing First Floor/Demolition. 
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Figure 8: Proposed Site/Roof Plan. 
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Figure 9: Proposed Ground Floor Plan. 
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Figure 10: Proposed Level 1 Floor Plan. 
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Figure 11: Elevations & Sections. 
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Figure 12: Shadow Diagrams. 
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Figure 13: Materials Board. 
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Figure 14: Landscaping Cover Page. 
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Figure 15: Landscaping Site Analysis. 

 



19 
Statement of Environmental Effects: Proposed alterations and additions to Brisbane Waters Private Hospital 

(Stage 2) on Lot 1, DP 787109, No. 9 Vidler Avenue, Woy Woy. 

 

Doug Sneddon Planning Pty Ltd – November 2015. 

 
Figure 16: Landscape Masterplan. 
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Figure 17: Detail Landscape Plans. 
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Figure 18: Planting Schedule. 
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3.8 Annual Fire Safety Statement. 

 

A copy of the Annual Fire Safety Statement (dated 8
th

 May 2015) for Brisbane Waters 

Private Hospital prepared by Spectrum Fire & Safety, is provided in Appendix E. 

 

4. COMPLIANCE OF THE PROPOSAL WITH PLANNING CONTROLS. 

 

4.1 STATE ENVIRONMENTAL PLANNING POLICIES. 

 

4.1.1 State Environmental Planning Policy (Infrastructure) 2007.  

 

State Environmental Planning Policy (Infrastructure) 2007 (SEPP 2007) provides that 

development for the purpose of health services (including hospitals) may be carried out with 

consent on land in a prescribed zone. The subject land is zoned SP2 Infrastructure (Health 

Services Facility) under Gosford Local Environmental Plan 2014. SEPP 2007 confirms the 

permissibility of the proposed development with approval of the consent authority. 

 

(i) “Clause 101 – Development with frontage to classified road” seeks to ensure that new 

development does not compromise the effective and ongoing operation and function of 

classified roads.  

 

As the subject land does not have frontage to a classified road, the requirements of Clause 

101 do not apply.  

 

(ii) Clause 104 - Referral to the RMS: Clause 104 of the Policy requires development 

specified in Schedule 3 to be referred to the RTA.  

 

The proposed development is not of a size or capacity identified in Schedule 3 and 

consequently does not require referral to the RMS. 

 

4.1.2 State Environmental Planning Policy (State and Regional Development) 2011 

(SEPP 2011). 

 

The proposed development („health care facility‟) has a capital value of $6.165m and is 

identified under Schedule 4A of the EPA Act as „Regional Development‟ for the purposes of 

the Policy. The Hunter and Central Coast Joint Regional Planning Panel is therefore 

authorised to exercise consent authority functions for the proposed development. 

 

4.1.3 State Environmental Planning Policy No. 55 – Remediation of Land: Under the 

provisions of SEPP 55 a consent authority must not consent to the carrying out of 

development on land unless it has considered whether the land is contaminated.  

 

The subject land has been used for hospital and car parking purposes for a considerable 

period of time and has not been used for a purpose referred to in Table 1 of the 

“Contaminated Land Planning Guidelines”. It is evident therefore that the land has not been 

contaminated by previous land use. 
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4.1.4 State Environmental Planning Policy No. 64 – Advertising and Signage.  

 

The proposed development includes the placement of a 1.5m high x 5m wide “Brisbane 

Waters Private Hospital” illuminated identification sign on the north-eastern elevation of the 

proposed hospital additions, facing Vidler Avenue, as shown in Figure 11. 

 

The provisions of Part 2 of SEPP 64 (Clause 8) require that a consent authority must not 

grant consent to an application to display signage unless it is satisfied that: 

 

 the signage is consistent with the objectives of this Policy as set out in clause 3 (1) (a), 

and 

 

 the signage the subject of the application satisfies the assessment criteria specified in 

Schedule 1. 

 

The following assessment is provided of the consistency of the proposed development with 

these provisions of the Policy. 

 

(i) Objectives of the Policy 

 

The following assessment is provided of the consistency of the proposed signage with the 

aims/objectives of the Policy: 

 

 “(1) This Policy aims: 

      

             (a) to ensure that signage (including advertising): 

           (i) is compatible with the desired amenity and visual character of an area,  

           (i)   is compatible with the desired amenity and visual character of an area,    

                 and 

          (ii)  provides effective communication in suitable locations; and 

          (iii) is of high quality design and finish” 

 

Response: The proposed signage is consistent with these objectives. The proposed 

signage is to be located within an established health services precinct where the 

visual character of building facades prominently display building and business 

identification  signage in order to provide effective patient identification for the 

location of medical services.  

 

“(b) to regulate signage (but not content) under Part 4 of the Act”. 

 

Response: The proposed signage is permissible, with the consent of Gosford City 

Council. An assessment of the proposed signage against the assessment criteria  

specified in Schedule 1 of the Policy is provided in section (ii) below. 

 

“(c) to provide time-limited consents for the display of certain advertisements”. 

 

Response: That part of the Policy which regulates the duration of consents for certain  
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signage to 15 years, does not apply to building/business identification signs of the 

type proposed by this application. 

 

“(d) to regulate the display of advertisements in transport corridors”. 

 

Response: The subject land is not within a transport corridor, as defined by the 

Policy. 

 

“(e) to ensure that public benefits may be derived from advertising in and adjacent 

to transport corridors”. 

 

Response: This Policy objective has no practical application to building or business 

identification signs. 

 

Summary Assessment:  The proposed building/business identification signage is consistent 

with the relevant objectives of SEPP 64. 

 

(ii) Schedule 1 – Assessment Criteria. 

 

The following assessment is provided of the consistency of the proposed signage with the 

assessment criteria provided in Schedule 1 of the Policy: 

 

 Character of the area: 

 

“Is the proposal compatible with the existing or desired future character of the area 

or locality in which it is proposed to be located?” 

 

“Is the proposal consistent with a particular theme for outdoor advertising in the 

area or locality?” 

 

Response: The proposed signage is compatible with the established health services 

precinct within the locality. There is no particular theme adopted for outdoor 

advertising in the area. 

 

 Special areas: 

 

“Does the proposal detract from the amenity or visual quality of any environmentally 

sensitive areas, heritage areas, natural or other conservation areas, open space  

areas, waterways, rural landscapes or residential areas?” 

 

Response: The proposed signage is located within an established health services 

precinct and does not detract from the amenity of any “special area”. 

 

 Views and vistas. 

 

“Does the proposal obscure or compromise important views? 

“Does the proposal dominate the skyline and reduce the quality of vistas?” 
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“Does the proposal respect the viewing rights of other advertisers?’ 

 

Response: The proposed signage does not obscure any important view; does not 

dominate the skyline; and does not adversely impact the viewing rights of any other 

advertiser. 

 

 Streetscape, setting or landscape. 

 

“Is the scale, proportion and form of the proposal appropriate for the streetscape, 

setting or landscape?” 

 

“Does the proposal contribute to the visual interest of the streetscape, setting or 

landscape?’ 

 

“Does the proposal reduce clutter by rationalizing and simplifying existing 

advertising?” 

 

“Does the proposal screen unsightliness?” 

 

“Does the proposal protrude above buildings, structures or tree canopies in the area 

or locality?” 

 

“Does the proposal require ongoing vegetation management?” 

 

Response: The proposed signage is integrated into the design of the proposed 

development and the proportions of the proposed signage are appropriate to the built 

form of the proposed development.  

 

The proposed signage does not require any ongoing vegetation management. 

 

 Site and building. 

 

“Is the proposal compatible with the scale, proportion and other characteristics of  

the site or building, or both, on which the proposed signage is to be located?” 

 

“Does the proposal respect important features of the site or building, or both?” 

 

“Does the proposal show innovation and imagination in its relationship to the site or 

building, or both?” 

 

Response: The proposed signage is compatible with the scale and proportions of the 

approved development. 

 

 Associates devices and logos with advertisements and advertising structures. 

 

“Have any safety devices, platforms, lighting devices or logos been designed as an 

integral part of the signage or structure on which it is to be displayed?” 
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Response: The proposed signage does not require the provision of any associated 

safety devices, platforms or lighting devices.  

 

 Illumination. 

 

“Would illumination result in unacceptable glare?” 

 

“Would illumination affect safety for pedestrians, vehicles or aircraft?” 

 

“Would illumination detract from the amenity of any residence or other form of 

accommodation?” 

 

“Can the intensity of the illumination be adjusted, if necessary?” 

 

“Is the illumination subject to a curfew?” 

 

Response: The proposed illuminated sign will not result in unacceptable glare; will 

not affect safety for pedestrians, vehicles or aircraft; will not detract from any 

residential amenity due to its location within the site; and the proposed illumination is 

not required to be subject to any curfew. 

 

 Safety. 

 

“Would the proposal reduce the safety of any public road?” 

 

“Would the proposal reduce the safety for pedestrians or bicyclists?” 

“Would the proposal reduce the safety for pedestrians, particularly children, by 

obscuring sightlines from public areas?” 

 

Response: The location of the proposed signage does not obscure sightlines from 

public areas and does not reduce the safety of any public road; or reduce the safety 

for pedestrians, bicyclists, or children.  

 

Summary Assessment: The proposed signage is consistent with the applicable provisions of 

State Environmental Planning Policy No. 64 – Advertising and Signage. 

 

4.1.5 State Environmental Planning Policy No. 71 – Coastal Protection (SEPP 71). 

 

SEPP 71 applies to the subject land and the proposed development and requires the council to 

have regard to the matters set out in Clause 8 of the Policy when it determines a development 

application.  

 

An assessment of the consistency of the proposed development with the aims of the Policy 

and the matters for consideration set out in Clause 8 of the Policy is provided in Appendix F. 

This assessment demonstrates that the proposed development is consistent with the relevant 

aims and provisions of the Policy. 
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4.1.6 Other State Environmental Planning Policies: No other State Environmental 

Planning Policies apply to the subject land or the proposed development: 

 

 there are no State Environmental Planning Policy No. 14 – Coastal Wetlands on the 

land; 

 

 there are no State Environmental Planning Policy No. 26 –Littoral Rainforests on the 

subject land; and 

 

 there is no State Environmental Planning Policy No. 44 – Koala Habitat on the subject 

land.  

 

4.2 CENTRAL COAST REGIONAL STRATEGY 2006 - 2031. 

 

The proposed hospital alterations and additions are consistent with Strategy objectives to 

provide health services infrastructure for Central Coast residents. 

 

4.3 GOSFORD LOCAL ENVIRONMENTAL PLAN 2014. 

 

4.3.1 Zoning: Under Gosford Local Environmental Plan 2014 (LEP 2014), the subject land is 

zoned SP2 Health Services Facility. A copy of the zoning map is provided at Figure 3. 

 

For the purposes of LEP 2014 the proposed development is defined as a 'health services 

facility', development which is permissible with the consent of council within the SP2 Health 

Services Facility zone applying to the subject land. 

 

4.3.2 Zone Objectives. 

 

Clause 2.3 (2) of LEP 2014 provides that the consent authority must have regard to the 

objectives for development in a zone when determining a development application in respect  

of land within the zone. 

 

The following assessment demonstrates that the proposed development is consistent with the 

objectives of the SP2 Health Services Facility zone applying to the subject land and the 

proposed development: 

 

 To provide for infrastructure and related uses. 

 

Assessment: The proposed alterations and additions to Brisbane Waters Private 

Hospital provide for the health service needs of the community. 

 

 To prevent development that is not compatible with or that may detract from the 

provision of infrastructure. 

 

Assessment: The proposed development is compatible with the provision of health 

services infrastructure on the subject land. 
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 To ensure that development is compatible with the desired future character of the 

zone. 

 

Assessment: As demonstrated in section 4.4.1 of this Statement of Environmental 

Effects, the proposed development is compatible with the desired future character of 

the zone. 

 

4.3.3 Development Standards. 

 

(a) Maximum Permissible Building Height: Clause 4.3 (2) of LEP 2014 provides that 

development on the subject land shall not exceed a maximum building height of 11.5m. 

 

The proposed development complies with the maximum permissible building height, having 

a maximum building height of 7.25mm as indicated on the elevations and section drawings 

provided in Figure 11. 

 

(b) Maximum Permissible Floor Space Ratio: Clause 4.4 (2) of LEP 2014 provides that 

development on the subject land shall not exceed a maximum floor space ration of 2:1. The 

proposed development complies. 

 

The existing hospital (GFA – 5615m2) constructed on Lot 1 DP 787109 (1.2 hectares) has a 

floor space ratio of 0.55:1. Following the proposed development (+ 1,315m2 floor space) the 

hospital will have a total GFA of 6,930m2 and a FSR of 0.679:1.  

 

The existing and proposed development complies with the 2:1 maximum permissible FSR 

development standard. 

 

4.4 GOSFORD DEVELOPMENT CONTROL PLAN 2013. 

 

4.4.1 Chapter 2.1 - Character. 

 

Gosford Development Control Plan 2013 Chapter 2.1 - Character, requires development 

applications to demonstrate consistency or compatibility with development objectives 

contained within the relevant “Statements of Desired Character” provided in Part 2.  

 

The subject land is located within Character Place “Woy Woy 9 Sandplain Mixed density".  

The accompanying Statement of Desired Character is primarily applicable to new residential 

development in the subject locality and has no practical application to hospital development 

on the subject land. 

 

Notwithstanding, the proposed hospital building additions are of single storey construction; 

and do not result in any significant change to the existing streetscape or the built character of 

the locality generally. 
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4.4.2. Chapter 6.3 - Erosion and Sedimentation Control. 

Gosford Development Control Plan 2013 - Chapter 6.3 applies to any activity that involves, 

or could involve: 

 disturbance of, or placing fill on, the soil surface, and/or changes to the contours of 

the land; or 

 changing the rate and/or volume of runoff flowing over land or directly/indirectly 

entering receiving waters. 

The proposed development involves ground disturbance within the footprint of the proposed 

additions. 

As required by Chapter 6.3, a Concept Sediment and Erosion Control Plan, prepared by 

Northrop, has been prepared for the proposed development, a copy if which is provided in 

Appendix B. 

 

4.4.3 Chapter 6.7 - Water Cycle Management. 

 

The purpose of DCP 2013 - Chapter 6.7 is to minimise the impact of development on the 

natural predevelopment water cycle. This will lead to more sustainable outcomes that will 

protect the environment. 

 

A Concept Stormwater Management Report addressing the requirements of DCP – Chapter 

6.7, prepared by Northrop, is provided in Appendix B. In summary, the principal findings of 

this report are: 

 

 the footprint of the proposed new building is approximately 1,300m2; 

 

 the proposed onsite stormwater management system has been designed to replicate 

the processes which would occur naturally on-site; 

 

 water conservation measures are proposed to provide adequate reduction in potable 

demand to meet the intent of the water conservation target (i.e. 40%); 

 

 the water retention target calculation for the proposed development is 18.7m3. For 

this development it is proposed to incorporate a below ground rainwater tank within 

the carparking area to manage the runoff from the roof area of the proposed additions. 

Overflow from the rainwater tank will be directed to a proposed on-site detention 

tank; 

 

 proposed treatment devices nominated in the report and shown on the accompanying 

drawings will adequately treat runoff for pollutants prior to being reused, or 

discharged to the council stormwater system; 

 

 a proposed OSD tank with 20kL capacity will achieve the design intent to limit post 

development flows to that of the pre-development state; 

 



30 
Statement of Environmental Effects: Proposed alterations and additions to Brisbane Waters Private Hospital 

(Stage 2) on Lot 1, DP 787109, No. 9 Vidler Avenue, Woy Woy. 

 

Doug Sneddon Planning Pty Ltd – November 2015. 

 the site is not impacted by overland flow derived off site. An overland flow path will 

be provided within the new car park to direct surface runoff in large storm events to 

the eastern frontage of the site and to the Vidler Avenue roadway; and 

 

 the site is not identified by council‟s online mapping as being impacted by catchment 

flooding. 

 

In conclusion, the report indicates that based on the concept designs, the proposed 

development can adequately manage and address all issues relating to stormwater runoff. 

 

4.4.4 Chapter 7.1 – Car Parking. 

 

(i) Vehicular Access: As indicated on the Proposed Ground Floor Plan (Figure 9) one new 

driveway entry crossover is proposed to provide vehicular access to the proposed new set 

down area. All existing crossovers and main hospital pedestrian entry are retained. 

 

(ii) Traffic Generation/road capacity: The accompanying Transport Impact Assessment 

prepared by GTA Consultants (Appendix G) indicates that the proposed hospital expansion is 

likely to generate 21 additional vehicle trips per hour during the hospital‟s operational peak 

period between 10.00am to 12.00pm and 2.00pm to 4.00pm. Taking into consideration the 

existing performance of the surrounding road network, the additional traffic generated by the 

proposed Stage 2 hospital development is not expected to adversely impact the function and 

operation of the local road network and intersections, or parking areas in the immediate 

vicinity.  

 

A summary of the principal conclusions of the Traffic Impact Assessment are provided in 

section 5.1.5 of this Statement. 

 

(iii) Car Parking: DCP 2013 provides that hospitals shall provide car parking at the rate of  

1 space/2 beds and 1 space per 2 employees. 

 

The proposed development will result in an increase in bed numbers to 115 (+ 26) and an 

anticipated increase in staff present at any one time during peak shifts to 58 (+3), two of 

which would be required if an MRI is installed and one additional kiosk café staff member if 

required by the new café operator (note: there are 2 café staff at present).   

 

In order to comply with the car parking rate required by DCP 2013 – Chapter 7.1, the existing 

hospital and proposed additions would need to provide the following number of car spaces: 

 

 total beds (115) = 57.5 car spaces; and 

 maximum staff  present at any one time (58) = 29 car spaces. 

 total car spaces required: 86.5 spaces = 87 spaces; 

 

The available number of on-site car spaces (120 spaces) will exceed the minimum 

requirement of DCP 2013 for 87 spaces. 

 

The accompanying Transport Impact Assessment prepared by GTA Consultants (Appendix 

G) indicates that application of the RMS Guide to the existing and proposed Stage 2 hospital 
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development generates a demand for 96 car spaces. The provided 120 on-site car spaces are 

able to adequately accommodate the projected RMS Guide parking demand. 

 

4.4.5 Chapter 7.2 – Waste Management. 

 

A Demolition/construction Waste Management Plan for the proposed development is 

provided in Appendix C.  

 

An Operational Waste Management Plan for Brisbane Waters Private Hospital is provided in 

Appendix D. 

 

5. MATTERS FOR CONSIDERATION UNDER SECTION 79C OF THE  

    ENVIRONMENTAL PLANNING AND ASSESSMENT ACT, 1979. 

 

The proposed development has the potential to impact the environment in a number of ways. 

These impacts may be either short term, limited to the period of demolition/construction, or 

longer term associated with the completion and occupation of the proposed buildings. 

 

This section of the Statement of Environmental Effects assesses the potential development 

impacts in accordance with the provisions of Section 79C (1) (b – e) of the Environmental 

Planning and Assessment Act, 1979. 

 

5.1 Section 79C (1) (b): The Likely Impacts of the Development, Including 

Environmental Impacts on both the Natural and Built Environments, and Social and 

Economic Impacts in the Locality. 

 

5.1.1 Topography. 

 

The subject land presents no geological or topographical constraints to the proposed 

development. 

 

5.1.2 Flora and Fauna. 

 

There is no remnant native vegetation located on the subject land and the proposed 

development therefore has no adverse impact on native flora, fauna, wildlife corridors or 

critical habitat. 

 

5.1.3 Soil Disturbance and Sediment Control. 

 

The proposed development involves ground disturbance within the footprint of the proposed 

hospital additions. 

 

Erosion and sedimentation mitigation measures are incorporated into the Erosion and 

Sediment Control Plan prepared by Northrop and provided in Appendix B. 
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5.1.4 Drainage and Stormwater Management. 

 

A Concept Stormwater Management Report prepared by Northrop, is provided in Appendix 

B. In summary, the principal findings of this report are: 

 

 the footprint of the proposed new building is approximately 1,300m2; 

 

 the proposed onsite stormwater management system has been designed to replicate 

the processes which would occur naturally on-site; 

 

 water conservation measures are proposed to provide adequate reduction in potable 

demand to meet the intent of the water conservation target (i.e. 40%); 

 

 the water retention target calculation for the proposed development is 18.7m3. For 

this development it is proposed to incorporate a below ground rainwater tank within 

the carparking area to manage the runoff from the roof area of the proposed additions. 

Overflow from the rainwater tank will be directed to a proposed on-site detention 

tank; 

 

 proposed treatment devices nominated in the report and shown on the accompanying 

drawings will adequately treat runoff for pollutants prior to being reused, or 

discharged to the council stormwater system; 

 

 a proposed OSD tank with 20kL capacity will achieve the design intent to limit post 

development flows to that of the pre-development state; 

 

 the site is not impacted by overland flow derived off site. An overland flow path will 

be provided within the new car park to direct surface runoff in large storm events to 

the eastern frontage of the site and to the Vidler Avenue roadway; and 

 

 the site is not identified by council‟s online mapping as being impacted by catchment 

flooding. 

 

In conclusion, the report indicates that based on the concept designs, the proposed 

development can adequately manage and address all issues relating to stormwater runoff. 

 

5.1.5 Access, Traffic Generation and Car Parking. 

 

A Transport Impact Assessment to evaluate the potential traffic impacts of the proposed 

development has been prepared by GTA Consultants, a copy of which is provided in 

Appendix G of this Statement.  

 

The principle findings of this Assessment are: 

 

 the Hospital currently accommodates 55 general hospital beds and 34 mental health 

beds and provides Geriatric Health services backed by the support of an Allied Health 

Team comprising Dieticians, Occupational Therapists and Physiotherapists. It is the 

only Private Mental Health facility on the Central Coast; 
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 the Hospital currently employs a total of 190 staff with a maximum of 55 being on 

duty at any one time during the busiest day shift; 

 

 there are 4 on-site car parks accessed via 7 driveways located on Vidler Avenue and 

Dwyer Avenue, accommodating a total of 120 cars; 

 

 emergency and service vehicles are provided access via a single driveway crossover at 

the southern end of Vidler Avenue in the south-east corner of the hospital; 

 

 Ocean Beach Road is the key north-south sub-arterial road in the general locality. 

Vidler Avenue and Dwyer Avenue provide local road access to the hospital and allow 

for two way traffic and kerbside parking within a 50kp/h speed environment; 

 

 Traffic volumes – the site currently generates approximately 120 vehicle movements 

(two way) during the 10.00am to 11.00am weekday peak hour; 

 

 there is a mix of existing kerbside (70) and on-site car parking (120) spaces available 

for hospital staff and patients/visitors. Typical weekday mid-morning parking demand 

is for up to 80 vehicles, or 66% of the total on-site car parking supply; 

 

 whilst it is difficult to confirm the proportion of on-street demand that is associated 

with the hospital, the sample surveys confirmed that the total demand for on-street 

parking is 35 spaces, approximately 50% of the 70 spaces available; 

 

 overall, demand for parking both on-site and within the surrounding streets is 

moderate, with a combined demand  of approximately 60% during the peak mid-

morning weekday period; 

 

 Busways operates two bus routes with relatively high frequency along Ocean Beach 

Road in close proximity to the hospital; 

 

 Application of the RMS Guide to the existing and proposed Stage 2 hospital 

development generates a demand for 96 car spaces. The provided 120 on-site car 

spaces are able to adequately accommodate the projected RMS Guide parking 

demand; 

 

 The proposed reconfigured car parks have been designed in accordance with the 

requirements of AS 2890.1:2004 and AS 2890.6:2009 with respect to car space 

dimensions and adjacent aisle widths; and 

 

 The RMS traffic generation rates indicate that the proposed hospital expansion is 

likely to generate 21 additional vehicle trips per hour during the hospital‟s operational 

peak period between 10.00am to 12.00pm and 2.00pm to 4.00pm. Taking into 

consideration the existing performance of the surrounding road network, the 

additional traffic generated by the proposed Stage 2 hospital development is not 

expected to adversely impact the function and operation of the local road network and 

intersections, or parking areas in the immediate vicinity. 
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5.1.6 Utility Services. 

 

All urban utility services (including reticulated water and sewer services) are currently 

provided to the subject land and have the capacity to service the proposed development. 

 

5.1.7 Waste Management. 

 

Demolition/construction works and the occupation of the proposed hospital. additions will 

generate waste products.  

 

A Demolition/construction Waste Management Plan for the proposed development is 

provided in Appendix C.  

 

An Operational Waste Management Plan for Brisbane Waters Private Hospital is provided in 

Appendix D. 

 

5.1.8 Scenic Quality/Streetscape/Visual Impact. 

 

The proposed hospital building additions are of single storey construction and are integrated 

with the architectural design of the main existing hospital building. The proposed 

development will result in the demolition of existing disparate single storey buildings located 

adjacent to the northern hospital boundary and their replacement with an architecturally 

designed hospital addition and site landscaping which will enhance the visual appearance of 

the streetscape elevation of the hospital. 

 

5.1.9 Potential Impact on Neighbouring Properties. 

 

The proposed development does not result in any amenity impacts on neighbouring 

properties, which are predominantly blank wall industrial premises and a neighbouring 

medical centre located at No. 7 Vidler Avenue. A single storey dwelling is located adjacent to 

part of the western elevation of the proposed hospital addition. 

Shadow Diagrams provided in Figure 2 show that the proposed hospital additions do not 

result in any overshadowing of the neighbouring dwelling.       

 

5.1.10 Cultural Heritage. 

 

The subject land has been extensively modified by the existing hospital development and 

consequently, it is highly unlikely that there are any items of Aboriginal Cultural Heritage on 

the land. The subject land and its improvements have no European heritage significance.  

 

5.1.11 Social and Economic Effects. 

 

The proposed development will make a significant contribution to improving the city‟s health 

care infrastructure, meeting the community‟s health care requirements. The site is well 

located in terms of accessibility by private and public transport and all utility services are 

available to the proposed development without the need for the upgrading of any public 

infrastructure by a public authority. 
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The proposed development will also provide economic/employment benefits for the region in 

terms of both initial construction multipliers and future economic activity associated with the 

operation of the hospital.  

 

5.2 Section 79C (1)(c): The suitability of the site for the proposed development. 

 

The Local Government (Ecologically Sustainable Development) Act 1997 (NSW) requires 

the Council to give consideration to the overarching principles of Ecologically Sustainable 

Development, namely the adoption of the precautionary principle, intergenerational equity, 

the conservation of biological diversity and ecological integrity, and improved valuation, 

pricing and incentive mechanisms. The proposed development does not raise any matters 

contrary to the principles of Ecologically Sustainable Development. 

 

In terms of the Environmental Protection and Diversity Conservation Act (1999) the 

proposed development will not have any impact on any matter of national environmental 

significance. 

 

5.3 Section 79C (1) (d): Any Submissions Made in Accordance With the Act or the 

Regulations. 

 

No public submissions have been made in relation to this development proposal, which has  

not been advertised for public comment. 

 

5.4 Section 79C (1) (e): The Public Interest.  

 

Approval of the proposed alterations and additions to Brisbane Waters Private Hospital is in 

the public interest as they are essential to providing city residents with improved 

health/medical care infrastructure and services.  

 

6. CONCLUSION.  

 

This Statement of Environmental Effects demonstrates that the proposed alterations and 

additions to Brisbane Waters Private Hospital (Stage 2), located on Lot 1 DP 787109, No. 9 

Vidler Avenue, Woy Woy, is of minimal environmental impact and that the subject land is 

suitable for the proposed development.  

 

Gosford City Council is requested to grant consent to the proposed development pursuant to 

the provisions of Gosford Local Environmental Plan 2014 and the provisions of the 

Environmental Planning and Assessment Act 1979.  

 

 

 

 

Doug Sneddon 

8
th

 November 2015. 
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APPENDIX A: SITE PHOTOGRAPHS. 
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APPENDIX B: CONCEPT STORMWATER MANAGEMENT REPORT. 

(Northrop – 5
th

 November 2015). 
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APPENDIX C: CONSTRUCTION WASTE MANAGEMENT PLAN. 
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APPENDIX D: BRISBANE WATERS PRIVATE HOSPITAL: OPERATIONAL  

                           WASTE MANAGEMENT PLAN – COVER & CONTENTS 

 

(Note: A full copy of the Operational Waste Management Plan can be provided on 

request). 
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APPENDIX E: ANNUAL FIRE SAFETY STATEMENT. 

 

(Spectrum Fire & Security – 8
th

 May 2015). 
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APPENDIX F: ASSESSMENT - STATE ENVIRONMENTAL PLANNING 

   POLICY NO. 71 (COASTAL PROTECTION). 
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STATE ENVIRONMENTAL PLANNING POLICY NO. 71 – COASTAL 

PROTECTION 

 

ASSESSMENT OF PROPOSED ALTERATIONS AND ADDITIONS TO BRISBANE 

WATERS PRIVATE HOSPITAL (STAGE 2), ON LOT 1 DP 787109, NO. 9 VIDLER 

AVENUE, WOY WOY. 

 

1. SUBJECT LAND/COASTAL ZONE. 

 

The subject land is described as Lot 1 DP 787109, No. 9 Vidler Avenue, Woy Woy.  

 

The land is located within the “Coastal Zone” for the purposes of State Environmental 

Planning Policy No. 71 – Coastal Protection and the NSW Coastal Policy 1997. The land is 

not identified as being affected by coastal processes.  

 

2. PROPOSED DEVELOPMENT. 

 

The proposed development involves alterations and additions to Brisbane Waters Private 

Hospital.  

 

A full description of the proposed development is provided in Section 3 of the accompanying 

Statement of Environmental Effects. 

 

3. MATTERS FOR CONSIDERATION. 

 

Clause 7 of SEPP 71 requires the matters set out in clause 8 of the Policy to be taken into 

account by the consent authority when it determines a development application on land to 

which the Policy applies.  

 

The following assessment of the proposed development is provided in relation to the matters 

identified in clause 8 of the Policy.  

 

3.1 “(a) The aims of the Policy”. 

 

 “(a) to protect and manage the natural, cultural, recreational and  

               economic attributes of the New South Wales Coast, and” 

 

               Assessment: The proposed development is located on privately owned  

               land and does not have an adverse effect upon the natural, cultural,  

               recreational and economic attributes of the New South Wales Coast. 

 

 “(b) to protect and improve existing public access to and along coastal     

   foreshores to the extent that this is compatible with the natural attributes of    

   the coastal foreshore, and” 

 

              Assessment: The proposed development does not impede any existing public                  

              access to, or along, the coastal foreshore.  
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 “(c) to ensure that new opportunities for public access to and along coastal 

foreshores are identified and realised to the extent that this is compatible with the 

natural attributes of the coastal foreshore, and” 

 

             Assessment: The subject land is privately owned and the proposed  

             development has no adverse implications for the identification of new  

             opportunities for public access to the foreshore. 

 

 “(d) to protect and preserve Aboriginal cultural heritage, and Aboriginal places, 

values, customs, beliefs and traditional knowledge, and” 

 

            Assessment: The subject land has been used for hospital purposes for an extensive  

            period of time and has been significantly altered as a consequence of existing    

            development. Consequently, it has no significance for Aboriginal cultural heritage.  

 

 “(e) to ensure that the visual amenity of the coast is protected, and” 

 

             Assessment: As demonstrated in the accompanying Statement of  

             Environmental Effects, the proposed development is visually compatible with  

             the bulk/scale/character of development within the locality and will not result in any   

             adverse impact on the scenic amenity of the coast as the subject land and the 

 proposed development is located a considerable distance from the coastline.  

 

 “(f) to protect and preserve beach environments and beach amenity, and’ 

 

             Assessment: The proposed development has no impact on beach amenity. 

 

 “(g) to protect and preserve native coastal vegetation, and” 

 

             Assessment: The subject land contains no native coastal vegetation.   

 

 “(h) to protect and preserve the marine environment of New South Wales, and” 

 

             Assessment: The proposed development has no adverse impact on the marine  

             environment. 

 

 “(i) to protect and preserve rock platforms, and” 

 

             Assessment: The proposed development has no impact on local rock platforms. 

 

 “(j) to manage the coastal zone in accordance with the principles of ecologically 

sustainable development (within the meaning of section 6(2) of the Protection of the 

Environment Administration Act 1991), and” 

 

            Assessment: The proposed development has no adverse impact on biodiversity,  

            ecological integrity and does not interfere with, nor will be damaged by, coastal  

            processes. 
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 “(k) to ensure that the type, bulk, scale and size of development is appropriate for the 

location and protects and improves the natural scenic quality of the surrounding 

area, and” 

 

            Assessment: The proposed development is demonstrated in the accompanying  

            Statement of Environmental Effects to be compatible with the intended bulk  

            and scale of development within the locality and does not adversely impact the scenic  

            quality of the area.  

 

 “(l) to encourage a strategic approach to coastal management.”  

 

            Assessment: As demonstrated in the accompanying Statement of   

            Environmental Effects, the proposed development is consistent with the  

            intended future character of the locality and has no adverse consequences for  

            coastal management. 

 

3.2 “(b) Existing public access to and along the coastal foreshore for pedestrians or 

persons with a disability should be retained and, where possible, public access to and along 

the coastal foreshore for pedestrians or persons with a disability should be improved”. 

 

Assessment: The proposed development has no adverse impact on any public access to the 

coastal foreshore by pedestrians or persons with a disability. 

 

3.3 “(c) opportunities to provide new public access to and along the coastal foreshore for 

pedestrians or persons with a disability” 

 

Assessment: The subject land is privately owned and currently used for hospital purposes. 

The site is not identified as being required for the provision of any new point of public access 

to the coastal foreshore. 

 

3.4 “(d) the suitability of development given its type, location and design and its 

relationship with the surrounding area” 

 

Assessment: The proposed development is appropriate to the site having regard to its 

existing use as a hospital and its consistency with the outcomes sought by the Councils local 

planning controls, as demonstrated in the accompanying Statement of Environmental Effects.  

 

3.5 “(e) any detrimental impact that development may have on the amenity of the coastal 

foreshore, including any significant overshadowing of the coastal foreshore and any 

significant loss of views from a public place to the coastal foreshore” 

 

Assessment: The proposed development does not have an adverse impact upon the visual 

amenity of the coastal foreshore; does not cause overshadowing of the coastal foreshore; and 

will not result in any loss of views of the coastal foreshore gained from any public place. 
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3.6 “(f) any scenic qualities of the New South Wales Coast, and means to protect and 

improve these qualities” 

 

Assessment: The subject land is located within a long established urban area and the 

proposed development has no adverse impact on the scenic quality of the New South Wales 

Coast, being well removed from the coastline. 

 

3.7 “(g) measures to conserve animals (within the meaning of the Threatened Species 

Conservation Act 1995) and plants (within the meaning of that Act), and their habitats” 

 

Assessment: The subject land does not contain habitat for threatened flora or fauna. 

 

3.8 “(h) measures to conserve fish (within the meaning of Part 7A of the Fisheries 

Management Act 1994) and marine vegetation (within the meaning of that Part), and their 

habitats” 

 

Assessment: The subject land does not contain aquatic/marine habitat. 

 

3.9 “(i) existing wildlife corridors and the impact of development on these corridors”  

 

Assessment: The subject land does not comprise part of a wildlife corridor. 

 

3.10 “(j) the likely impact of coastal processes and coastal hazards on development and any 

likely impacts of development on coastal processes and coastal hazards” 

 

Assessment: Due to its physical separation from the coastal foreshore, the proposed 

development will not be effected by, and will not impact upon, coastal processes/hazards. 

 

3.11 “(k) measures to reduce the potential for conflict between land-based and water-based 

coastal activities” 

 

Assessment: The proposed development does not present any potential conflict between land 

based and water based activities. 

 

3.12 “(l) measures to protect the cultural places, values, customs, beliefs and traditional 

knowledge of Aboriginals” 

 

Assessment: The subject land does not have Aboriginal cultural heritage significance in view 

of its physical modification and use for hospital purposes. 

 

3.13 “(m) likely impacts of development on the water quality of coastal waterbodies” 

 

Assessment: The proposed development will not result in sedimentation or stormwater 

discharges which would adversely impact the water quality of coastal waterbodies.  
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3.14 “(n) the conservation and preservation of items of heritage, archaeological or historic 

significance” 

 

Assessment: The subject land contains no items of heritage, archaeological or historic 

significance identified under Gosford Local Environmental Plan 2014. 

 

3.15 “(o) only in cases in which a council prepares a draft local environmental plan that 

applies to land to which this Policy apples, the means to encourage compact towns and 

cities” 

 

Assessment: This proposal does not involve the preparation of a draft local environmental 

plan. 

 

3.16 “(p) only in cases in which a development application in relation to proposed 

development is determined: 

 

        (i)  the cumulative impacts of the proposed development on the environment,  

              and 

 

        (ii) measures to ensure that water and energy usage by the proposed  

              development is efficient.” 

 

Response: Approval of the proposed development will not generate adverse cumulative 

impacts on the environment as a consequence of the approval of similar applications given 

the categorisation of the proposed development (i.e. hospital).  

 

4. SIGNIFICANT COASTAL DEVELOPMENT. 

 

The proposed development is not „Significant coastal development’ for the purposes of the 

Policy. 

 

5. DEVELOPMENT CONTROL (PART 4 OF THE POLICY). 

 

5.1 Clause 14 – Public Access: “Public Access: A consent authority must not consent to an 

application to carry out development on land to which this Policy applies if, in the opinion of 

the consent authority, the development will, or is likely to, result in the impeding or 

diminishing, to any extent, of the physical, land based right of access of the public to or along 

the coastal foreshore” 

 

Assessment: The proposed development will not impede or diminish the right of public 

access to the coastal foreshore. 

 

5.2 Clause 15 – Effluent Disposal: “ The consent authority must not consent to a 

development application to carry out development on land to which this Policy applies in 

which effluent is proposed to be disposed of by means of a non-reticulated system if the 

consent authority is satisfied the proposal will, or is likely to, have a negative effect on water 

quality of the sea or any nearby beach, or an estuary, a coastal lake, a coastal creek or other 

similar body of water, or onto a rock platform” 
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Assessment: The proposed development will be serviced by council‟s reticulated sewage 

system.  

               

5.3 Clause 16 – Stormwater: “Stormwater: The consent authority must not grant consent to 

a development application on land to which this Policy applies if the consent authority is of 

the opinion that the development will, or is likely to, discharge untreated stormwater into the 

sea, a beach, or an estuary, a coastal lake, a coastal creek or other similar body of water, or 

onto a rock platform” 

 

Assessment: The proposed development will incorporate stormwater treatment and detention 

devices which will adequately treat runoff for pollutants prior to being reused, or discharged 

to the council stormwater system. The proposed development will not result in the discharge 

of untreated stormwater to the sea, onto a beach, or rock platform. 

 

6. CONCLUSION. 

 

This assessment demonstrates that the proposed alterations and additions to Brisbane Waters 

Private Hospital, on Lot 1 DP 787109, No. 9 Vidler Avenue, Woy Woy, is consistent with the 

aims and relevant provisions of State Environmental Planning Policy No. 71 – Coastal 

Protection. 
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