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1. INTRODUCTION.

Doug Sneddon Planning Pty Ltd has been engaged by Healthe Care Australia Pty Ltd

(PO Box 21297, World Square NSW 2002) to prepare this Statement of Environmental
Effects to accompany an application to Gosford City Council pursuant to Section 96 (2) of
the Environmental Planning and Assessment Act 1979 to modify Development Consent
No. 47372/2015 - Part 1 for additions and internal alterations to Gosford Private Hospital
located on Lot 1 DP 1064130, No. 9 Burrabil Avenue, North Gosford.

The purpose of the proposed consent modification is to provide an additional medical floor
level (+ 900m2) above the originally approved development in order to provide for a 20 bed
orthopaedic ward and to permit a minor expansion of the CSSD area (Central Sterile Services
Department) located at the rear (southern elevation) of the existing hospital.

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; and Gosford Development
Control Plan 2013

2. SUBJECT LAND.

Gosford Private Hospital and North Gosford Medical Centre are located on Lot 1
DP 1064130, No. 9 Burrabil Avenue, North Gosford, having an area of 2.39 hectares:

a Locality Aerial Photograph is provided in Figure 1;

a Site Aerial Photograph is provided in Figure 2;

a Zoning Plan (LEP 2014) is provided in Figure 3;

a Bushfire Prone Land Map is provided in Figure 4; and
site photographs are provided in Appendix A.

Under Gosford Local Environmental Plan 2014 the subject land is zoned SP2 Infrastructure
(Health Services Facility), as indicated on the zoning plan at Figure 3 and the land is mapped
as Bushfire Prone Land (Figure 4).

The hospital site has frontages to Henry Parry Drive, Burrabil Avenue, Jarrett Street and Etna
Street. The principal vehicular/pedestrian access to the hospital is via Burrabil Avenue, with a
secondary access from Jarrett Street.

The proposed development site contains an existing overland flow path detention basin.

Vegetation within the proposed development site consists of landscaped gardens and
parkland, with five mature trees located along the Burrabil Avenue street frontage.
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3. DEVELOPMENT CONSENT NO. 47372/2015 - PART 1.

On the 6th August 2015 the Hunter and Central Coast Joint Regional Planning Panel granted
Development Consent 47372/2015 — Part 1 for additions and internal alterations to Gosford
Private Hospital on Lot 1 DP 1064130, No. 9 Burrabil Avenue, North Gosford, comprising:

e anew three storey addition to the north-eastern corner of the existing hospital
building, comprising a basement car park (21 spaces); Level 1 day surgery
reception/theatre expansion; a Level 2 empty shell for a future CCU (Cancer Care
Unit); and revised driveway entries/exit in Burrabil Avenue providing vehicular
access to the hospital and the proposed new day surgery Level 1 patient admission
area;

e minor internal alterations/refurbishment of the existing hospital day surgery
(Level 1); maternity ward (Level 2); and medical ward (Level 3) areas; and

e site landscaping.
A copy of Consent No. 47372/2015 - Part 1 is provided in Appendix B.
4. PROPOSED MODIFICATIONS TO CONSENT NO. 47372/20158 — PART 1.
4.1 Application Overview.

Application is now made to Gosford City Council pursuant to Section 96 (2) of the
Environmental Planning and Assessment Act 1979 to modify Consent No. 47372/2015 — Part
1 so as to provide an additional medical floor level (+900m2) above the originally approved
development in order to provide for a 20 bed orthopaedic ward and a minor expansion of the
existing CSSD (Central Sterile Services Department) area located at the rear (southern
elevation) of the existing hospital.

4.2. Proposed Modifications to the approved drawings.

The proposed modification to the physical form of the approved hospital addition is detailed
in the following set of replacement drawings prepared by Health Science Planning
Consultants, dated 4® February 2016:

Figure 5: Title Page/Drawing Schedule (Drawing DA-000);

Figure 6: Existing Site/Roof Plan (Drawing DA-010);

Figure 7: Existing and Demolition Ground Floor Plan (Drawing DA-011);
Figure 8: Existing and Demolition Level 1 (Drawing DA-012);

Figure 9: Existing and Demolition Level 2 (Drawing DA-013);

Figure 10: Existing and Demolition Level 3 (Drawing DA-014);

Figure 11: Proposed Site Plan (Drawing DA-020);

Figure 12: Proposed Ground Floor Plan (Drawing DA-021);

Figure 13: Proposed Level 1 Plan (Drawing DA-022);
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Figure 14: Proposed Level 2 Plan (Drawing DA-023);

Figure 15: Proposed Level 3 Plan (Drawing DA-024);

Figure 16: Proposed CSSD Expansion (Drawing DA-025);

Figure 17: Proposed Roof Plan (Drawing DA-026);

Figure 18: Proposed Elevations (Drawing DA-035);

Figure 19: Proposed Sections (Drawing DA-036);

Figure 20: Shadow Diagrams (Drawing DA-050); and

Figure 21: Proposed Building Height Variation Diagram (Drawing DA-060).

4.3 Proposed modifications to consent conditions.

The proposed consent modifications outlined in section 4.1 and detailed in the drawings
presented in section 4.2 above will require modification to the list of approved drawings
nominated in Consent Condition 1.1, so as to refer to the modified Architectural Plans
prepared by Health Science Planning Consultants provided at Figures 5 - 19.

4.4 Proposed Amended Site Calculations.

The site calculations associated with the proposed modified development are:

Site area (Lot 1 DP 787109) — 2.39 ha;

Existing Hospital GFA — 13,855m2;

Original Consent No. 47372/2015 — Part 1 GFA — 3,305m2;
Proposed S.96 Modification GFA - + 900m2;

Total Hospital GFA with proposed modified Consent No. 47372/2015 — 18,060m?2;
Existing FSR — 0.57:1;

Proposed FSR —0.75:1;

Existing bed numbers - 143 beds;

Proposed new beds - 25 beds;

Proposed lost beds — 4 beds;

Proposed total beds (existing/lost/new) - 164 beds;

Existing car spaces - 217 spaces;

Proposed new car spaces — 21 spaces; and

Total car spaces with additions — 238 spaces.

5. SECTION 96(2) - MODIFICATIONS OF CONSENT - OTHER MODIFICATIONS.

Section 96 (2) of the Environmental Planning and Assessment Act 1979 provides that a
consent authority may, on application being made by the applicant, modify a development
consent if it is satisfied that the development to which the consent as modified relates is
substantially the same development as the development for which consent was originally
granted. The proposed consent modifications detailed in section 4 above are of minimal
environmental impact and the development to which the consent as modified relates is
substantially the same development for which the consent was originally granted.
Consequently, the council is able
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to approve this application for modification of Development Consent No. 47372/2015 — Part
1 under S.96 (2) of the Act.

6. ASSESSMENT - SECTION 79C (1) OF THE ACT.

The provisions of Section 79C (1) (a), (b), (c) and (e) of the Environmental Planning and
Assessment Act, 1979 are relevant to the Council’s consideration of this S.96 (2) application.

6.1 “Section 79C (1) (a): The provisions of an environmental planning instrument or
Development Control Plan that apply to the land”.

6.1.1 State Environmental Planning Policy (Infrastructure) 2007 (SEPP 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 the 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. Whilst the land to which Consent No. 47372/2015 — Part 1 relates does not
have direct frontage to a classified road, it is located on Lot 1 DP 1064130, which has a
frontage to Henry Parry Drive, which is State Road 673, offering an alternative route of travel
to the Pacific Highway between Wyoming and East Gosford.

Clause 101 provides that a consent authority must not grant consent to development on land
that has frontage to a classified road (Henry Parry Drive) unless it is satisfied that:

e “(a) where practicable, vehicular access to the land is provided by a road other than
the classified road.”

Response: The proposed modified development complies. Vehicular access to the
existing hospital and the proposed modified development is provided from Burrabil
Avenue and Jarrett Street. No vehicle driveway access is proposed to Henry Parry
Drive.

o “(b) the safety, efficiency and ongoing operation of the classified road will not be
adversely affected by the development as a result of:

(i) the design of the vehicular access to the land, or

(ii) the emission of smoke or dust from the proposed development, or

(iii) the nature, volume or frequency of vehicles using the classified road to gain
access to the land, and”

Response: The accompanying supplementary Traffic Assessment Report, prepared by
Intersect Traffic Pty Ltd (copy provided in Appendix C) demonstrates that the
25
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proposed modified development will not adversely affect the safety, efficiency and
ongoing operation of Henry Parry Drive.

e “(c) the development is of a type that is not sensitive to traffic noise or vehicle
emissions, or is appropriately located and designed, or includes measures, to
ameliorate potential traffic noise or vehicle emissions within the site of the
development arising from the adjacent classified road.”

Response: The proposed modified development is not sensitive to traffic noise or
vehicle emissions.

(i) Clause 104 - Referral to RMS: Clause 104 of the Policy requires development specitied
in Schedule 3 to be referred to RMS. The proposed modified development is not of a size or
capacity identified in Schedule 3 as requiring referral to RMS.

6.1.2 State Environmental Planning Policy No. 19 — Urban Bushland (SEPP 19).

The subject land adjoins bushland zoned RE! Public Recreation and consequently SEPP 19
requires the council to consider a number of matters when determining a development
application in relation to the subject land.

Policy Aims/Objectives: The aims of SEPP 19 are contained within Clauses 2 (1) and 2 (2)
of the Policy. The general aim (Clause 2(1)) is to protect and preserve bushland within urban
areas of the City of Gosford.

As it is proposed to confine the impacts of the proposed development entirely within the
subject land and the footprint of the originally approved development, which is zoned

SP2 Infrastructure (Health Services Facility), the proposed modified development will have
no adverse impact on the adjoining public reserve zoned RE! Public Recreation. The
bushland within the public reserve currently protected under the RE/ Public Recreation zone
will continue to be protected and preserved by that zone.

Matters for Consideration: Clause 9 (2) (b) of SEPP 19 requires the Council to consider the
following matters when considering a development application in respect of land which
adjoins “bushland zoned or reserved for public open space purposes”:

“(c) The need to retain bushland on the land”.

Assessment: The subject land is developed as a private hospital/ medical centre, set within
managed lawns and gardens. There is no existing bushland on the land subject to consent No.
47372/2015 to be retained or protected.

“(d) The effect of the proposed development on bushland zoned or reserved for public open
space purposes and, in particular, on the erosion of soils, the siltation of streams and
waterways and the spread of weeds and exotic plants within the bushland”
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Assessment: Bushland within the public reserve located to the north of the subject land
consists of managed parkland, which has had some trees removed, the shrub layer almost
completely removed and the ground layer regularly slashed or mown.

The proposed modified development does not involve the removal of any vegetation within
the RE! Public Recreation zone or cause any change to the natural ecology of that bushland.
As indicated in the Bushfire Assessment Report prepared by Conacher Consulting and lodged
with the original development application, all required bushfire protection measures
(including ‘asset protection zones’) are able to be accommodated within the curtilage of the
subject land and do not require any vegetation modification or management within the
adjoining public reserve.

The proposed modified development is located upslope of the public reserve and incorporates
substantial building setbacks from the reserve, being separated by Burrabil Avenue and car
parking areas. The proposed modified development does not involve any additional ground
disturbance. Erosion and siltation control measures will be implemented in accordance with
the Sedimentation and Erosion Control Plans prepared by Northrop and forming part of the
approved development.

Consequently, the proposed modified development will not result in any siltation or
sedimentation impacts on the adjoining bushland zoned RE/ Public Recreation or the spread
of weeds or exotic plants within the bushland.

The proposed modified development will not have any adverse impact on bushland located
within the RE[ Public Recreation zone.

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

Assessment: The proposed modified development does not raise any additional matters
relevant to the protection and preservation of bushland located within the adjacent RE/
Public Recreation zone, to those considered by the Council and the JRPP when approving the
original application.

Summary Assessment: The proposed modified development will not have an adverse
impact on adjoining bushland zoned RE! Public Recreation and is demonstrated by this
assessment to be consistent with the aims/objectives and relevant provisions of State
Environmental Planning Policy No. 19 — Urban Bushland.

6.1.3 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 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
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Guidelines”. It is evident therefore that the land has not been contaminated by previous land
use.

The proposed modified development does not raise any additional matters to those considered
by the Council and JRPP when approving the original development application.

6.1.4 State Environmental Planning Policy No. 71 — Coastal Protection (SEPP 71).

SEPP 71 applies to the subject land and the proposed modified 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.

As the proposed consent modifications do not result in any significant change to the physical
form of the approved development and raise no additional matters to those considered by the
Council when granting Development Consent No. 47372/2015 — Part 1, the proposed consent
modifications are considered to be also consistent with the aims and relevant provisions of
SEPP 71.

6.1.5 Other State Environmental Planning Policies.

There are no other State Environmental Planning Policies applicable to the proposed consent
modifications.

6.1.6 Gosford Local Environmental Plan 2014.
(i) Zoning.

Under Gosford Local Environmental Plan 2014 (LEP 2014), the subject land is zoned SP2
Infrastructure (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 - hospital’, development which is permissible with the consent of council within the
SP2 Health Services Facility zone applying to the subject land.

As the development approved under Consent No. 47372/2015 - Part 1 is permissible in the
zone, the proposed modifications to Consent No. 47372/2015 - Part 1 are also permissible
with the consent of the Council.

(ii) 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
to land within the zone.

The following assessment demonstrates that the proposed modified development is consistent
with the objectives of the SP2 Health Services Facility zone applying to the subject land and
the proposed development:
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e “To provide for infrastructure and related uses”.

Assessment: The proposed modified development will enable Gosford Private
Hospital to provide additional health services to the community.

o “To prevent development that is not compatible with or that may detract from the
provision of infrastructure”.

Assessment: The proposed modified development is compatible with the provision of
health services infrastructure on the subject land.

o “To ensure that development is compatible with the desired future character of the
zone”.

Assessment: As demonstrated in section 6.1.7 (1) of this Statement of Environmental
Effects, the proposed modified development is compatible with the desired future
character of the zone.

(iii) Development Standards.

(a) Maximum Permissible Building Height: Clause 4.3 (2) of LEP 2014 provides that
development on the subject land shall not exceed the 11.5m maximum building height shown
on "Height of Buildings Map" HOB_ 015CA.

The Building Height Variations Diagrams provided in Figure 21 show that the proposed
development exceeds the maximum permitted building height by up to 5.25m (45.65%) at the
highest point of the internal located at the north-eastern corner of the building. The roof
parapet at the northern elevation (Burrabil Avenue) exceeds the 11.5m maximum building
height development standard by 3.5m (30.43%).

Clause 4.6 (2) of LEP 2014 allows the consent authority to exercise an appropriate degree of
flexibility in applying certain development standards to particular development. The
assessment provided in Appendix D of this Statement addresses the matters required by
Clauses 4.6 (3) and (5) in order to satisfy Council and the Director-General that any
requirement for the proposed modified development to strictly comply with the maximum
permissible building height is unreasonable or unnecessary in the particular circumstances.

Council is requested to agree to the proposed development's non-compliance with the
maximum permissible building heights of 11.5m of Clause 4.3 (2) of LEP 2014, having
regard to the matters addressed in the assessment provided in Appendix D.

(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 with the maximum permissible floor space ratio. The
existing hospital (GFA 13,855m2) has a floor space ratio of 0.57:1. The proposed modified

29
Statement of Environmental Effects: Application pursuant to Section 96(2) to modify Development Consent
No. 47372/2015 — Part 1 for additions and internal alterations to Gosford Private Hospital (Stage 4B) - Lot 1,
DP 1064130, No. 9 Burrabil Avenue, North Gosford.

Doug Sneddon Planning Pty Ltd — February 2016.



Consent No. 47372/2015 (+ 4,205m2 floor space) will result in the hospital having a GFA of
18,060m2 and a FSR of 0.75:1.

6.1.7 Gosford Development Control Plan 2013.
(i) Chapter 2.1 - Character.

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 “North Gosford 7 — Community Centres
and Schools”. The character statement recognizes the existing hospital building’s
contribution to the established character of the area:

“One school, an adjoining reserve plus a substantial private hospital in a garden
setting facing a major road, providing significant gathering places for the community
or green backdrops.

Scattered across the school and reserve, corridors and copses of tall trees that are
mostly bushland remnants provide continuous shady backdrops to playing fields and
classroom buildings. The school incorporates substantial pavilion structures of one or
two storeys that are screened from the road frontage behind corridors of near-natural
bushland.

The hospital building sits behind an open turfed garden and forecourt parking,
adjacent to a bushland reserve and a school. A mix of one and two storey buildings,
this single structure extends along almost its entire street frontage.”

Assessment: The following assessment is provided of the consistency of the proposed
modified development with relevant ‘desired character’ statements of DCP 159 (Amendment
No. 1).

o “These properties should continue to provide community, educational and recreation
services.............

Consistent: The proposed modified development is part of the ongoing expansion of
Gosford Private Hospital and is compatible with the intention to continue to provide
community services to residents of the City.

e  “Protect the habitat and scenic values of remnant bushland........ by retaining natural
slopes and by avoiding further fragmentation of the tree canopy....”

Consistent: The proposed modified development does not have any adverse impact
on the retention of remnant bushland in the locality.
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e FEnhance the recreation and scenic potentials of playing fields by master planned
improvements that satisfy a wide range of recreation needs, including clustered
shelter plantings around existing ovals and pitches, walking trails and seating, and
amenities buildings. Around car parks and along street frontages in general, protect
the safety of children by footpaths that are flanked by landscaped barriers to channel
pedestrian traffic towards defined road crossings.

Not Applicable: The proposed modified development is not co-located with playing
fields and does not adversely impact the safety of children using footpaths in the
vicinity of playing fields.

e  “Ensure that new developments (including alterations to existing buildings and
infrastructure works) do not dominate their natural or landscaped settings, or their
predominantly low-rise residential surroundings. Surround buildings with landscaped
settings that maintain the scenic quality of prominent bushland backdrops or existing
corridors of planted trees. Ensure that the height and siting of new structures also
preserve levels of privacy, sunlight and visual amenity that are enjoyed by
neighbouring dwellings and their private pen spaces. Complement the bushland
canopy by planting all setbacks, courtyards and parking areas with shrubs and trees
that are predominantly indigenous. Also along front boundaries, provide for
surveillance and safety by planting hedges or using fences that are low or see-
through”.

Consistent: As indicated in the Elevation diagrams in Figure 18, the bulk and scale of
the proposed modified hospital additions are visually compatible with the existing
bulk and scape of Gosford Private Hospital, being of similar building height. The
proposed development does not have any amenity impacts on any residence as there
are no dwellings located adjacent to, or in close proximity to the proposed modified
development.

e Promote high levels of visible activity around buildings by adopting elements of
traditional “mainstreet” shopping villages, including extensive windows and building
entrances that are located to reveal indoor activity. Incorporate footpaths, verandahs
or colonnades to concentrate pedestrian access between clearly-identified building
entrances and surrounding streets or carparks.

Not Applicable. Burrabil Avenue has an established “institutional” streetscape
comprising medical consulting and hospital buildings; extensive ground level car
parking; and the North Gosford Learning Centre (school). The desired character
statement is not relevant to the particular institutional requirements of a hospital
facility.

o  Minimise the scale and bulk of new buildings and avoid the appearance of uniform
building heights along any street by well-articulated forms. Divide floorspace into
separate pavilion structures that are surrounded by landscaped courtvards, and vary
the shape and height of facades, particularly to identify major entrances. For
visually-prominent facades, incorporate extensive windows that are shaded by framed
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verandahs or exterior sunscreens, and display some variety of materials or finishes
rather than expanses of plain masonry or metal cladding. Roofs should be gently-
pitched to minimise the height of ridges, and flanked by wide eaves or verandahs that
disguise the scale of exterior walls.

Not Applicable: This desired character statement is not relevant to the particular
institutional requirements of a hospital facility.

Summary Assessment: The proposed modified development is demonstrated to be
consistent with the statement of desired character for character precinct “North Gosford 7 —
Community Centres and Schools”.

(ii) Chapter 6.3 - Erosion and Sedimentation Control.
DCP 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

e changing the rate and/or volume of runoff flowing over land or directly/indirectly
entering receiving waters.

The proposed modified development does not involve any additional ground disturbance to
that of the originally approved development. Consequently, there are no additional soil
disturbance and erosion and siltation control measures required to those to be implemented in
accordance with the Sedimentation and Erosion Control Plans prepared by Northrop and
forming part of the originally approved development.

(iii) 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.

As the proposed modified development does not involve any additional roof or impervious
areas to that of the originally approved development, there are no additional stormwater
management measures required to those to be implemented in accordance with the Concept
Stormwater Management Report prepared by Northrop and forming part of the originally
approved development.

(iv) Chapter 7.1 — Car Parking.

The proposed modified development does not involve any change to the vehicular access and
car parking arrangements approved under the original development consent. However, the
proposed additional 20 bed orthopaedic ward will generate additional traffic and parking
demand at Gosford Private Hospital
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A supplementary Traffic and Parking Impact Assessment, prepared by Intersect Traffic Pty
Ltd accompanies this S.96 application, a copy of which is provided in Appendix C. The
report concludes:

e the additional traffic generated by the proposed modified development is estimated to
be an additional 14 vtph, a minor increase which will result in no noticeable impact on
average delay or queuing/congestion on the local road network;

e the car parking demand analysis concludes that on the basis of the completion of the
works proposed in the modified development, the total on-site hospital parking
required under DCP 2013 (231 spaces) will be satisfied by the available 238 on-site
car spaces; and

e the proposed Level 2 ‘empty shell’ fit-out will be the subject of a future development
application, at which time a suitable strategy to address visitor/staff parking will have
to be developed to accommodate parking demand associated with the future use of
Level 2. Presently, this level does not generate a demand for car parking.

(v) Chapter 7.2 — Waste Management.

The proposed modified development does not involve any change to the waste management
arrangements approved under Consent No. 47372/2015 — Part 1.

6.2 “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”.

6.2.1 Topography and Drainage.

There are no site topographical or drainage impediments which would prevent the proposed
modification to Consent No. 47372/2015 - Part 1 from being approved.

6.2.2 Flora and Fauna.

There is no native vegetation or fauna habitat on the subject land and consequently the
proposed consent modification will not have an adverse impact on any native flora, fauna,
wildlife corridors or critical habitat in the locality.

6.2.3 Soil Disturbance and Sediment Control.

The proposed modification to Consent No. 47372/2015 - Part 1 will not result in any
additional soil disturbance to that approved under the original consent. The approved Erosion
and Sedimentation Control Plan will adequately control soil disturbance and mitigate off-site
sedimentation impacts.
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6.2.4 Natural Hazards - Bushfire.

The Council’s Bushfire Prone Land Map for the subject locality shows that the subject land is
located within a 100m buffer area. Category 1 vegetation adjoins the northern boundary of
the subject land. However this vegetation comprises parkland with a canopy of eucalypts,
which has low bushfire hazard

Section 79BA of the Environmental Planning and Assessment Act provides that development
consent cannot be granted for the carrying out of development for any purpose on bushfire
prone land unless the consent authority is satisfied the development conforms with the
specifications and requirements of Planning for Bushfire Protection”, or has consulted with
the Commissioner of the NSW Rural Fire Service concerning measures to be taken to protect
persons, property and the environment from danger that may arise from a bushfire.

The proposed modification to Consent No. 47372/2015 — Part 1 does not raise any additional
bushfire hazard matters to those considered by the Council when it originally granted this
development consent. The bushfire hazard mitigation measures recommended in the Bushfire
Hazard Assessment Report prepared by Conacher Environmental Group and submitted with
the original development application also ensure that the overall aims and objectives of
Planning for Bushfire Protection (2006) can be achieved by the proposed modified
development.

6.2.5 Access, Traffic Generation and Car Parking.

The proposed consent modifications do not involve any alteration to the vehicle access
arrangements approved under Consent No. 47372/2015 - Part 1.

A supplementary Traffic and Parking Impact Assessment, prepared by Intersect Traffic Pty
Ltd accompanies this S.96 application, a copy of which is provided in Appendix C. The
report concludes:

o the additional traffic generated by the proposed modified development is estimated to
be an additional 14 vtph, a minor increase which will result in no noticeable impact on
average delay or queuing/congestion on the local road network;

e the car parking demand analysis concludes that on the basis of the completion of the
works proposed in the modified development, the total on-site hospital parking
required under DCP 2013 (231 spaces) will be satisfied by the available 238 on-site
car spaces; and

e the proposed Level 2 ‘empty shell’ fit-out will be the subject of a future development
application, at which time a suitable strategy to address visitor/staff parking will have
to be developed to accommodate parking demand associated with the future use of
Level 2. Presently, this level does not generate a demand for car parking.
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6.2.6 Scenic Quality/Visual Impact/Streetscape.

The proposed modifications to Consent No. 47372/2015 are located within the established
hospital health services precinct and due to screening afforded by the existing
hospital/medical centre buildings and remnant vegetation within the bushland located on the
northern side of Burrabil Avenue, will not have a significant visual impact on the locality. As
Burrabil Avenue currently presents an ‘institutional’ built character, the proposed
development will be compatible with this character. Proposed site landscaping will ‘soften’
the resulting streetscape.

The proposed consent modification to add an additional storey to the approved development
will be compatible with the bulk and scale of the main hospital building as shown in the
elevations drawings in Figure 18 and the Building Height Variation Diagrams in Figure 21
and will therefore not have an adverse impact on the visual character of the locality.

6.2.7 Amenity Impacts on Neighbours.

The proposed consent modifications do not raise any additional amenity impacts on
neighbouring properties to those considered by the Council when granting Development
Consent No. 47372/2015 - Part 1.

The approved and proposed modified development has no proximity or visual exposure to
any residential property in the immediate vicinity and consequently does not have any
amenity impacts on residential properties in the broader locality.

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

The proposed modification to the approved development is demonstrated to be minor and
raises no adverse impacts or consequences in regard to the principles of Ecologically
Sustainable Development. The site is demonstrated to be suitable for the proposed
development as proposed to be modified by this application.

6.4 “Section 79C (1) (d): Any Submissions Made in Accordance With the Act or the
Regulations”.

No public submissions have been received in relation to the proposed development as it has
not yet been publicly notified.

6.5 “Section 79C (1) (e): The Public Interest”,

The proposed modification to Development Consent No. 47372/2015 - Part 1 does not raise
any matter which may be regarded as contrary to the public interest and which would prevent
the application from being approved. It is in the public interest for the proposed modification
to provide an additional floor for the provision of a 20 bed orthopaedic ward to meet the
community’s health care requirements.
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7. CONCLUSION.

This Statement of Environmental Effects demonstrates that the proposed modification to
Development Consent No. 47372/2015 Part 1 for additions and internal alterations to Gosford
Private Hospital, located on Lot 1 DP 1064130, No. 9 Burrabil Avenue, North Gosford, in
order to provide an additional storey to contain a future medical ward is consistent with
relevant State and local planning frameworks for the locality and have minimal
environmental impact.

The development to which the proposed modification relates is substantially the same
development for which consent was originally granted. Gosford City Council is therefore
requested to modify Development Consent No. 47372/2015 — Part 1 pursuant to the
provisions of section 96 (2) of the Environmental Planning and Assessment Act 1979 so as to
modify the consent in the manner detailed in Sections 4.1 - 4.3 of this Statement.

Doug Sneddon
12™ February 2016.
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APPENDIX A: SITE PHOTOGRAPHS.
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APPENDIX B: DEVELOPMENT CONSENT NO. 47372/2015 - PART 1.
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APPENDIX C: SUPPLEMENTARY TRAFFIC/ PARKING IMPACT ASSESSMENT

(Intersect Traffic — 2"! February 2016).
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APPENDIX D: CLAUSE 4.6 (LEP 2014) - REQUEST FOR EXCEPTION TO
THE MAXIMUM 11.5M PERMISSIBLE BUILDING HEIGHT

DEVELOPMENT STANDARD.
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1. INTRODUCTION.

Clause 4.6 (2) of Gosford Local Environmental Plan 2014 provides for flexibility in the
application of planning controls operating by virtue of development standards, in
circumstances where strict compliance with those standards would in a particular case be
unreasonable or unnecessary and where there are sufficient environmental planning grounds
to justify contravening the development standard.

This objection demonstrates that the proposed modification of Development Consent

No. 47372/2015 - Part 1 for additions and internal alterations to Gosford Private Hospital,
located on Lot 1 DP 1064130, No. 9 Burrabil Avenue, North Gosford, in order to provide an
additional storey to contain a future medical ward in a manner which contravenes the 11.5m
maximum permissible building height development standard, is justified having regard to the
circumstances of the case.

2. SUBJECT LAND & PROPOSED CONSENT MODIFICATION.

2.1 Subject Land: The land the subject of this request comprises Lot 1 DP 1064130, No. 9
Burrabil Avenue, North Gosford, having an area of 2.39ha and upon which is erected
Gosford Private Hospital.

The hospital site has frontages to Henry Parry Drive, Burrabil Avenue, Jarrett Street and Etna
Street. The principal vehicular/pedestrian access to the hospital is via Burrabil Avenue, with a
secondary access from Jarrett Street.

2.1 Development Consent No. 47372/2015 — Part 1: On the 6th August 2015 the Hunter
and Central Coast Joint Regional Planning Panel granted Development Consent 47372/2015
— Part 1 for additions and internal alterations to Gosford Private Hospital on the subject land
comprising:

e anew three storey addition to the north-eastern corner of the existing hospital
building, comprising a basement car park (21 spaces); Level 1 day surgery
reception/theatre expansion; a Level 2 empty shell for a future CCU (Cancer Care
Unit); and revised driveway entries/exit in Burrabil Avenue providing vehicular
access to the hospital and the proposed new day surgery Level 1 patient admission
area;

e minor internal alterations/refurbishment of the existing hospital day surgery
(Level 1); maternity ward (Level 2); and medical ward (Level 3) areas; and

e site landscaping.

2.3 Proposed Modifications to Consent No. 47372/2015 — Part 1: Application is made to
Gosford City Council pursuant to Section 96 (2) of the EPA Act 1979 to modify Consent
No. 47372/2015 — Part 1 so as to provide an additional storey to contain a future medical
ward, in the manner indicated in Figures 5 — 20 of the accompanying Statement of
Environmental Effects.
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3. DEVELOPMENT STANDARD TO BE VARIED (11.5m MAXIMUM
PERMISSIBLE BUILDING HEIGHT).

Clause 4.3 (2) of LEP 2014 provides that development on the subject land shall not exceed
the 11.5m maximum building height shown on "Height of Buildings Map" HOB_ 015CA.

The Building Height Variations Diagrams provided in Annexure A show that the proposed
development exceeds the maximum permitted building height by up to 5.25m at the topmost
point of the internal stairwell located at the north-eastern corner of the building and 3.5m at
the Burrabil Avenue fagade roof parapet.

The degree of exceedence of the proposed modified development from the 11.5m maximum
permissible building height is indicated in the Proposed Building Height Variation Diagram
provided in Annexure A.

4. CONSIDERATION AS TO WHETHER NON COMPLIANCE WITH THE
MAXIMUM PERMISSIBLE BUILDING HEIGHT STANDARD OF CLAUSE 4.3
(2) OF GOSFORD LEP 2014 IS REASONABLE UNDER THE CIRCUMSTANCES
OF THE CASE.

4.1 “Is the planning control in question a development standard”?

The 11.5m maximum permissible building height requirement of Clause 4.3 (2) of Gosford
LEP 2014 is a development standard for the purposes of Clause 4.6 (Exceptions to
development standards) and may therefore be varied by the consent authority pursuant to the
provisions of Clauses 4.6 (2) - (4) of LEP 2014,

4.2 “What are the underlying objectives or purpose of the development standard”?

The underlying objective or purpose of the maximum permissible building height
development standard is expressed in the objectives to Clause 4.3 (Height of Buildings) of
Gosford Local Environmental Plan 2014.

The following assessment demonstrates that the proposed consent modifications are
consistent with the objectives of the maximum building height development standard as
expressed in Clause 4.3 (1) of LEP 2014:

""(a)To establish maximum height limits for buildings,"

Response: As indicated in the Building Height Variation Diagram in Annexure A, the
existing hospital development exceeds the 11.5m maximum permissible building height
development standard applicable to the subject land. The height of existing hospital
development effectively establishes maximum height limits for buildings on the subject
land rather than the 11.5m numerical standard of LEP 2014, which is actually less than
the established building height.
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"(b) To permit building heights that encourage high quality urban form,"

Response: The proposed modified development is of high quality architectural design,
suitably integrated with, and compatible with the bulk and scale of the existing hospital.

""(c) To ensure that buildings and public areas continue to receive satisfactory
exposure to sky and sunlight,"

Response: As indicated in the Shadow Diagrams provided in Figure 20 of the
accompanying Statement of Environmental Effects, the shadows resulting from the
proposed additional level do not have any impact on neighbouring medical centres, or the
public domain generally.

""(d) To nominate heights that will provide an appropriate transition in built form and
land use intensity,"’

Response: As indicated in the Proposed Elevations drawings provided in Figure 18 of
the accompanying Statement of Environmental Effects and the Building Height Variation
Diagram provided in Annexure A, the proposed modified development has a height that
is commensurate with the existing height of Gosford Private Hospital and the
neighbouring medical centre located at No. 12 Jarrett Street.

Within the context of existing hospital and medical centre development within this
‘health services institutional precinct’, the proposed modified development provides for
an appropriate built form and land use intensity.

""(e) To ensure that taller buildings are located appropriately in relation to view
corridors and view impacts and in a manner that is complementary to the natural
topography of the area,"

Response: The proposed modified development does not impact upon any view corridor.

As the proposed modified building height is commensurate with the existing height of
Gosford Private Hospital, it will not be visually dominant.

“(P) To protect public open space from excessive overshadowing and to allow views to
identify natural topographical features'.

Response: The proposed modified development does not overshadow any public open
space and does not obstruct any views of natural topographical features from any public
open space.

4.3 "What are the objectives for development within the subject zone"'.

The subject land is zoned SP2 Infrastructure (Health Services Facility) under Gosford Local
Environmental Plan 2014.

The following assessment demonstrates that the proposed consent modifications are
consistent with the objectives of the zone provided under Gosford LEP 2014:
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e ""To provide for infrastructure and related uses''.

Consistent: The proposed consent modifications are intended to facilitate the
provision of additional health services to the community.

e "To prevent development that is not compatible with or that may detract from the
provision of infrastructure''.

Consistent: The proposed consent modifications are compatible with the provision of
health services from the existing Gosford Private Hospital.

e "To ensure that development is compatible with the desired future character of the
zone',

Consistent: As demonstrated in the accompanying Statement of Environmental
Effects, the proposed consent modifications are compatible with the statements of
desired future character of the locality and the zone.

4.4 "Matters of Consideration by the Director-General".

Clause 4.6 (4) (b) of Gosford LEP 2014 requires the concurrence of the Director-General to
be obtained for development that contravenes a development standard.

Under Clause 4.6 (5), the Director -General is required to consider the following matters in
deciding whether to grant concurrence.

4.4.1 "Whether contravention of the developments standard raises any matter of
significance for State or regional environmental planning".

It is demonstrated in the accompanying Statement of Environmental Effects and in this
objection, that the proposed consent modifications are consistent with State and regional
planning policies/strategic directions applicable to the locality.

Council’s approval of the proposed consent modifications would not raise any matter of
significance for State or regional planning.

4.4.2 "The public benefit of maintaining the development standard".

The circumstances relating to the subject land and the proposed development are unique to
this application to modify Consent No. 47372/2015 - Part 1.

The accompanying Statement of Environmental Effects demonstrates that the proposed
consent modifications do not have adverse scenic/visual impacts or amenity impacts on either
the public domain, or neighbouring buildings.

As the proposed consent modifications are intended to facilitate the provision of additional
health services to the community, it is considered that there is no public benefit to be derived
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in requiring the proposed consent modifications to strictly comply with the maximum 11.5m
building height development standard applicable to the subject land.

4.4.3 "Any other matters required to be taken into consideration by the Director-General
before granting concurrence."

There are no other matters currently specified to be taken into consideration by the Director-
General before granting concurrence.

5. CONCLUSION.

It is considered that any requirement for the proposed modification of Consent

No. 47372/2015 - Part 1 for additions and internal alterations to Gosford Private Hospital,
located on Lot 1 DP 1064130, No. 9 Burrabil Avenue, North Gosford, in order to provide an
additional storey to contain a future medical ward in a manner which contravenes the 11.5m
maximum permissible building height development standard of Clause 4.3 (1) of Gosford
Local Environmental Plan 2014, is unreasonable or unnecessary in the circumstances of this
case:

e the proposed consent modifications are in the public interest as they are intended to
facilitate the provision of additional health services for the community;

e the proposed consent modifications are consistent with the objectives for development
within the SP2 Infrastructure (Health Services Facility) zone under Gosford Local
Environmental Plan 2014;

e the proposed consent modifications are consistent with the applicable objectives of
the maximum building height development standard as expressed in Clause 4.3 (1) of
LEP 2014;

e there are sufficient environmental planning grounds to justify contravening the
development standard as the maximum height of the proposed modified development
is of similar height to the existing Gosford Private Hospital and Jarrett Street Medical
Centre as shown in the Proposed Elevations drawings provided in Figure 18 of the
accompanying Statement of Environmental Effects and the Building Height Variation
Diagram provided in Annexure A; it is suitably integrated into the architectural design
of the existing hospital; it does not have any amenity impacts on neighbouring
buildings; and does not adversely impact the public domain, or any public open space;

e the circumstances relating to the subject land and the proposed modified development
are unique to this application and will not lead to similar development applications
which would cumulatively undermine the planning objectives for the locality. There is
no public benefit to be derived in requiring the proposed consent modifications to
strictly comply with the maximum 11.5m building height development standard
applicable to the subject land;
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e the proposed consent modifications raise no matters of significance for State and
regional environmental planning; and

¢ no planning purpose would be served by strictly applying the 11.5m maximum
permissible building height development standard in this case.

Gosford City Council is therefore requested to modity Development Consent No. 47372/2015
- Part 1 for additions and internal alterations to Gosford Private Hospital, located on Lot 1

DP 1064130, No. 9 Burrabil Avenue, North Gosford, in order to provide an additional storey
to contain a future medical ward in the manner indicated in Figures 5 - 21 of the
accompanying Statement of Environmental Effects, thereby contravening the 11.5m
maximum permissible building height applying to development on the subject land..

Doug Sneddon
12th February 2016.
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ANNEXURE A: PROPOSED BUILDING HEIGHT VARIATION DIAGRAM.
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